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ZPC Meeting Agenda 

Notice is hereby given of a special meeting of the Zoning and Planning Commission, members of the 
Building and Standards Commission and City Council of West University Place to be held on Thursday, 
August 9, 2018 at 6:15 pm in the Municipal Building, 3800 University Boulevard, West University Place, 
Texas, for the purpose of considering the following agenda items:  
 
Call to Order 
 

1. Notices, Rules, Etc.  Matters relating to notices, introductions, rules, meeting procedures and 
identifying parties. 
Public comments must be kept to the subject before the Commission. The presiding officer shall rule on the 
relevance of comments. Persons making irrelevant, personal, impertinent or slanderous remarks shall be 
barred by the presiding officer from further comment before the Commission during the meeting. Speakers  
 must limit their comments to three minutes each. 

2. Presentation of a Rezoning Request for Lots 1-6, Block 25 of Collegeview Section One.  
Matters related to rezoning Lots 1-6 at the corner of Ruskin Street and Academy from SF3 and 
PDD-SF2 to a new PDD-SF3.  Proposal includes the addition of the new zoning district and new 
district specific regulations. 

3. Building Height.  Matters related to relaxing the building height limits for structures flooded that 
participate in elevating the flooded structures. 

4. Minutes.  Matters regarding approval of minutes from June 14, 2018. 
5. Executive Session (if necessary). 

 
The Commission reserves the right to at any time during the session convene in a closed session pursuant to 
Chapter 551 of the Texas Government Code, for reasons including but not limited to:   

Section 551.071 (consultation with legal counsel to seek or receive legal advice or consultation regarding 
pending or contemplated litigation); Section 551.087 (deliberation regarding economic development). 

 

Convene into Open Session.  Take action, if any. 

ADJOURN 

In compliance with the Americans with Disabilities Act, if you plan to attend this public meeting and you have a 
disability that requires special arrangements, please contact the person that signs this below at least 24 hours prior to the 
meeting so that reasonable accommodations can be made to assist in your participation in the meeting.  The Municipal 
Building is wheel chair accessible from the west entrance and specially marked parking spaces are available in the 
southwest parking area.  Special seating will be provided in the Meeting Chambers. 

I certify that the attached notice and agenda of items to be considered by the West University Place Zoning Planning 
Commission on August 9,, 2018 was posted on the Municipal Building bulletin board on or before August 6, 2018 at 
6:00   o’clock pm. 

D Scarcella 
Debbie Scarcella, City Planner, dscarcella@westutx.gov, 713-662-5893 

mailto:dscarcella@westutx.gov


 
 
 
 
 

Agenda Item #2 
 



   

Memo 
To:  Zoning and Planning Commission   

From:   Debbie Scarcella, City Planner 

Date:  August 6, 2018 

Re:  Staff Report for Application for Rezoning ATT Site 

Applicant’s Request 

The owner of the property located at 6707 Academy (behind the ATT building) at the corner of Ruskin 
Street and Academy is requesting a rezoning of the parking lot area, more specifically Lots 1-6 of Block 25, 
Collegeview Section 1.  The request is to change the zoning designation from Single Family (Detached) (SF3) 
for Lots 1-4 and Second Single Family Planned Development District (PDD-SF2) for Lots 5-6, to a newly 
created Single Family Planned Development District (PDD-SF3). 

 

Background  

 The parking lot located behind the ATT building and the Whole Foods shopping center on Bellaire is 
actually located in a single family zoning district.  ATT owns six lots and the shopping center owner owns four 
lots that all front on Ruskin St.  The parking lots have been authorized to be there since 1970 for lots 1-4 and 
since 1975 for lots 5-10.  Initially lots 1-4 and 5 & 6 were owned by Southwestern Bell (now ATT) and 
authorized for use by SWBT employee vehicles and company service vehicles.  Lots 7-10 were authorized for 
employee parking only for the owners of the Whole Foods center.  Lots 1-4 are located in an SF3 district and 
lots 5-10 are located in a PDD-SF2 (formerly PDD-TH6 or Ruskin Townhome District).  The applicant is asking 
that lots 1-6 be rezoned to a newly created Third Single Family Planned Development District (PDD-SF3). 

 The requirements for creation of a Planned Development District are covered by Article 9 of the zoning 
regulations, which are attached.  Lots 1-6 contain 34,500 and so meet the minimum square footage requirements 
in Article 9.  The first section of Article 9 contains additional criteria for creation as follows: 

“Section 9-101. - Certain regulations. 

Within a PDD, the applicable regulations shall be described in the corresponding PDD schedule. A 
PDD schedule must require a minimum setback from the front street line on each building site of five 
feet, except for PDD's established in the C District. A PDD schedule may include the following land 
uses, and no others, determined by the pre-existing district in which the PDD is proposed:  

(1) In a SF District: single-family (detached) use only.  
(2) In a non-SF residential district: any use permitted in the GR-2 District.  
(3) In a non-residential district: any use permitted in the GR-2 District or the C District.  

Section 9-102. - Site criteria. 

A person applying for the establishment of a PDD must own the entire area subject to the application. 
.Exception: In the C District, two or more persons may own the area subject to the application, if they 
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jointly apply for a single PDD. The area must include either: (i) 40,000 square feet or more, all 
contiguous or separated only by a street, or (ii) 30,000 square feet or more, all contiguous.  

Section 9-103. - Procedures. 
a) Submissions. The applicant must submit a development plat (which may be the same as a plat 
submitted under another ordinance of the City, if allowed by such other ordinance) and a 
development report containing a general description of the proposed development and an analysis of 
traffic patterns, street areas, drainage, utilities, and maintenance of public spaces, together with any 
additional items the administrative official or the Z&PC may reasonably request.  
(b) Processing. The processing procedure for approval of a PDD shall be the same as for an 
amendment to this ordinance. If a PDD is approved, the Zoning District Map shall be amended to 
show the PDD boundaries, and a PDD schedule shall be added to this ordinance to provide the 
necessary regulations. 
(c) Review; No Entitlement. The review of a PDD, like all amendments to zoning ordinances, 
involves extensive procedures and legislative weighing of competing policy considerations. 
Therefore, no person is guaranteed or assured that a PDD either will or will not be acted upon 
favorably or within any given period of time and no person shall ever be entitled to the approval of a 
PDD under any circumstances.” 

  
 The proposed district will be the same as single family residential except while ATT or a similar 
telecommunications company owns the property.  When that condition exists, then the district regulations 
would allow for any uses covered by an existing special exception; authorize use of ATT owned vehicles and 
vehicles less than 2 axles; loading and unloading of ATT vehicles and inventory and supplies in the vehicles.  
The proposal prohibits structures and signs and requires fencing and landscaping to be maintained.  The 
proposal prohibits access on Ruskin and Cason Streets and limits access to the Bellaire and Academy entries.  
The major provisions are contained in proposed notes 12 and 13 as detailed in the application. 
 

ZPC should determine if the request meets the minimum criteria as outlined in Chapter 9.  ZPC can 
consider the proposal as written, modify it, request more information or reject it.  A favorable report would 
result in City Council calling for a joint public hearing with the ZPC to garner additional public input.   
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This document is subject to all provisions of the ordinances, 
resolutions, regulations and orders of the city of west 
university place, and such ordinances, resolutions, 
regulations and orders (to the extent applicable) shall govern 
and control in the event of any conflict or inconsistency with 
this document.  Many provisions are not illustrated on this 
document.  This document is further subject to the ordinance 
of adoption indicated below.

RECOMMENDED FOR ADOPTION by the Zoning and 
Planning Commission of the City of West University Place by 
final report adopted on the 8th day of February, 2001.

 /s/ /s/             
Karol Musher         Charles Nelson
Secretary Chairman

ADOPTED BY CITY COUNCIL of the City of West University 
Place by ordinance No. 1672  passed finally and approved on 
the 12th  day of March, 2001.

/s/ /s/
Kaylynn Holloway Linda Lewis
City Secretary Mayor

Subdivisions, lots and building sites are shown on this only for 
assistance in finding locations.  Nothing on this map indicates 
or implies that any such subdivision, lot or building site has 
been platted, re-platted, approved or established as required 
by law.

The following ordinances may impose special conditions that 
must be observed to avoid losing prior non-conforming 
(”PNC”) status under Section 12-103(d) of said Zoning 
Ordinance:
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Office of the Administrative Official 

City of West University Place, Texas (“City”) 

FORMAL DECISION OF THE ADMINISTRATIVE OFFICIAL 

Address of the building site: 4068 Bellaire Boulevard, 6707 Academy Street and “0” Ruskin Street 
(Lots 1-6, Block 25 of Collegeview Section 1), City of West University 
Place, Texas 77005.  The building site is shown in the diagram below 
(not to scale): 

Owner: SOUTHWESTERN BELL TELEPHONE COMPANY DBA 
AT&T Southwest, AT&T DataComm, AT&T Texas ("AT&T") 
208 South Akard Street, Ste 3608 
Dallas, Texas 75202 

Decisions Requested:  Determine whether the activities of loading/unloading and stocking of 
AT&T service vehicles with daily work supplies and the temporary 
inventorying of such supplies in the designated parking area (which is on 
the north portion of the building site, adjoining Ruskin) are allowed uses.  

Exhibit "D"
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Ordinance Reference: Zoning Ordinance (“ZO”) of the City of West University Place, Texas, 

as amended.  See Sections 7-101 (Table 7-1).  See, also, City of West 
University Place Ordinance Nos. 932 and Ordinance 1039, adopted in 
1970 and 1975, respectively, which rezoned and authorized the use of 
Lots 1-6 on the building site for parking (the “Parking Ordinances”). 

 
Administrative Official’s  
Findings: The ZO directly regulates most activities on the building site.  The 

building site is split among three different zoning districts.  The south 
part, adjoining Bellaire Boulevard, is in the Commercial "C" District. 
Four of the lots on the north, adjoining Ruskin, are in the Single Family 
"SF-3" District, and two are in the Planned Development District-Single 
Family "PDD-SF2" District (formerly known as the PDD-TH6 District). 

 
 On all six of the northern lots, which comprise the parking area in 

question (the "Parking Area"), commercial uses are normally prohibited 
by Section 7-101, Table 7-1 of the ZO.1  However, the Parking 
Ordinances expressly authorized the Parking Area to be used as a 
parking lot for parking of vehicles owned by AT&T and its employees.  
The Parking Ordinances further indicate that "when such lots are used for 
the purposes of parking" then the Parking Area is subject to the alternate 
regulations set forth in Section C of the same, thereby recognizing the 
need to differentiate the property when used as a parking lot versus as 
single family residential.  The Parking Area was effectively rezoned 
making parking the principal use of the Parking Area and directly tying 
the use of the Parking Area to the adjacent commercial AT&T property.   

 
Currently, the AT&T employees park their service vehicles in the 
Parking Area and bring supplies out of the building to the vehicles. The 
supplies are brought out of the building on dollies and handcarts down a 
service ramp leading from a back door and platform.  The platform and 
ramp are contained within the commercially zoned property. At times, 
the supplies from within the vehicles are brought out of the vehicle so 
that an inventory can be taken and new supplies brought in to restock the 
service vehicles.  

 
Administrative Official’s  
Decision: The parking of AT&T service vehicles in the Parking Area is authorized 

by the Parking Ordinances, which specifically tied the use of the Parking 
Area to the use and ownership of the adjacent commercial property.  
Service vehicles are required to have specific equipment and supplies in 
order to serve their intended purpose.  It is expected that the 

                                                           
1  Table 7-1 indicates that “utility or service use” is allowed.  However, the questioned activities are not covered by the definition 
of that use in Section 2-102 of the ZO.  Because Lots 5 and 6 are in the PDD-SF2 District, Table 7-101, Note 5 allows the Zoning 
Board of Adjustment to issue a special exception to allow non-residential parking on those two lots, subject to conditions.  No 
such special exception has been reported or found.   
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loading/unloading and stocking of AT&T service vehicles would 
necessarily occur on the site designated for parking such vehicles.  The 
Parking Ordinances focus on the types of structures not allowed in the 
Parking Area, but do not prohibit activities that are incidental to the 
parking of service vehicles.  Because the questioned activities are 
interrelated with parking and not prohibited by the Parking Ordinances, 
they were authorized concomitantly with the authorization for the 
parking of AT&T service vehicles in the Parking Area.  Therefore, the 
activities of loading/unloading and stocking AT&T service vehicles and 
the temporary inventorying of supplies are allowed uses in the Parking 
Area.    

Effective Date & Appeals: This decision takes effect on the date it is signed.  Persons listed in Section 
211.010 of the Texas Local Government Code may appeal this decision.  Appeals (including the deadline 
for filing of appeals) are subject to and governed by applicable rules, ordinances and laws, including: 

(X) Zoning Ordinance, 
(X) Chapter 18, Code of Ordinances, 
(X) Zoning Board of Adjustment “Rules of Procedure.”  IMPORTANT: Article II, Section 3 of 
the Rules of Procedure generally requires that appeals be filed on or before the tenth City 
business day following the date the Administrative Official “enters an order, ruling, decision, or 
determination that is the subject of the appeal . . . .”  

UNLESS APPEALED AS PROVIDED ABOVE, THIS DECISION WILL BECOME FINAL.  IF 
APPEALED, THIS DECISION CAN BE REVERSED, MODIFIED OR AFFIRMED BY THE ZONING 
BOARD OF ADJUSTMENT.  NOTHING IN THIS DECISION CREATES ANY VESTED RIGHT OR 
PROPERTY RIGHT, BUT INSTEAD, ALL SITES, USES AND ACTIVITIES REMAIN FULLY 
SUBJECT TO THE REGULATORY AUTHORITY OF THE CITY.   

Other Administrative Remedies:  In addition to the appeals mentioned above, other administrative 
remedies may apply to matters covered by this decision.  These include: (1) responding directly to the 
Administrative Official, in person, by phone, by fax, by email or by mail (see contact information, 
below); (2) applying to the Board of Adjustment for a variance, special exception or interpretation, as 
applicable; (3) giving notices under Section 8-112 of the ZO for certain claims based on federal or state 
law; and (4) applying to the Zoning & Planning Commission or City Council, or both, to add or change 
applicable regulations.  Applications to the Board of Adjustment or Zoning & Planning Commission 
should be in writing or fax and may be delivered to the Administrative Official (see contact information, 
below).  Applications to the City Council should be in writing and delivered to the City Secretary, 3800 
University Blvd., West University Place, Texas 77005.  Members of the public may also address the 
Board, Commission or Council in person during a meeting.  Dates, times and places of meetings of the 
Board, Commission and Council are posted at 3800 University Blvd., West University Place, Texas 
77005 and on the City’s website: http://www.westutx.gov/ . 

Generally.  This decision does not authorize, allow or excuse any violations or failures to comply with 
the Zoning Ordinance or other laws, ordinances, rules or regulations.  Penalties, sanctions and other 
remedies continue to apply to any such violations and failures to comply.  This decision is not an order, 
but it is a notice of violation as contemplated by Section 54.017, Texas Local Government Code.   

http://www.westutx.gov/
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CITY OF WEST UNIVERSITY PLACE 

Date entered:  April 7, 2016 By: Debbie Scarcella 
Administrative Official 
3826 Amherst, West University Place, TX  77005 
Phone: 713-662-5839; Fax: 713-662-5369 
Email: dscarcella@westutx.gov 

Date delivered to owner:   4-7-16    Delivered by: (electronic and regular mail) 

Additional copies of this decision were delivered as follows: 

Reid Wilson, Legal Counsel (by electronic transmission on: 4-7-16 ) 
Karen Jones, Facility Manager (by electronic transmission on:  4-7-16 )        
Robert Grossman (by electronic transmission on:  4-7-16 ) 
David Cole (by electronic transmission on:   4-7-16 ) 
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(This Addendum is an integral part of the foregoing notice entitled 
“FORMAL DECISION OF THE ADMINISTRATIVE OFFICIAL.”) 

ADDENDUM REGARDING OWNERSHIP OF THE  
REAL PROPERTY ("BUILDING SITE") DESCRIBED IN THE FOREGOING NOTICE 

TO:  SOUTHWESTERN BELL TELEPHONE COMPANY:  According to the real property records of 
Harris County, you own the real property described in the attached notice.  If you no longer own the 
property, you must execute an affidavit stating that you no longer own the property and stating the name 
and last known address of the person who acquired the property from you.  The affidavit must be 
delivered in person or by certified mail, return receipt requested, to this office not later than the 20th day 
after the date you receive this notice.  If you do not send the affidavit, it will be presumed that you own 
the property described in this notice, even if you do not. 

This Addendum is submitted pursuant to Section 54.005 of the Texas Local Government Code.  You may 
use the affidavit shown below to state that you no longer own the property described in the foregoing 
notice (referred-to as the “building site”).  It must be delivered to this office (see address below) within 20 
days.    

SIGNED AND SUBMITTED: 

By:  ___________________________________, Administrative Official    Date: ___________________ 
Address of this office:  3826 Amherst, West University Place, TX  77005 

AFFIDAVIT 

THE STATE OF X 

COUNTY OF X 

BEFORE ME, the undersigned authority, on this day personally appeared the undersigned person, who being by 
me first duly sworn, did upon his or her oath depose and say: 

(1)  My name is (insert): ______________________________.  I am a duly authorized representative of 
SOUTHWESTERN BELL TELEPHONE COMPANY.   

(2)  SOUTHWESTERN BELL TELEPHONE COMPANY does not own the property described in the 
foregoing notice. 

(3)  The name and last known address of the person who acquired the property from SOUTHWESTERN 
BELL TELEPHONE COMPANY are as follows: (insert) 

SIGNED:__________________________________ 

SWORN TO AND SUBSCRIBED before me on _________________, 20____ 

(SEAL)  _________________________________ 
My commission expires:_____________ Notary Public 
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Testimony of John Neighbors 
July 28, 2016 Zoning Board of Adjustment Hearing 

Audio Part 2: 1:53:04 

John: Thank you, young people. 

I am John Neighbors. When I lived in West U I lived at 2809 Wroxton for 58 years and I 
currently live at 4718 Hallmark Drive. Mr. Wilson asked me to go back in memory to the 
period that you all are discussing in early 1970 regarding parking at Southwestern Bell. I 
don’t have a full memory of all that happened so I took the liberty of reviewing three 
documents which carried the date of January 13 from the city commission and the zoning 
board adjustment, and a regular meeting of the city council in January 26, 1970 which I 
presided as Mayor Pro-tem, and Ordinance No. 932, and they all are pretty consistent as 
to what I remember the intention of the city council was at that time.   

This issue was actually an off shoot of the previous issue discussed tonight regarding the 
cul-de-sac on Ruskin, so the two actually tie together. A design to reflect back on this 
intention of this ordinance to rezoned the property for parking was for the employees of 
Southwestern Bell as well as vehicles owned by Southwestern Bell and that was the end 
of the discussion. There were quite long hearings as I remember, there were a lot of 
people that were concerned about the parking, but the final decision of city council, that it 
made sense not only to allow the parking, which was requested by Southwestern Bell, but 
also that the ancillary activities in connection with the vehicles of Southwestern Bell was 
an appropriate activity. That’s essentially what I wanted to bring to your attention 
tonight. I would be happy to answer any questions. 

Question: So that was one of the things that we talked about in our previous sessions 
was how that it has changed over the years, and it seemed like what we were interpreting 
as a board, and I am speaking for myself, and may be extending to the others, was that we 
thought that over the years it had expanded dramatically, that it had moved from being 
primarily an office facility with some other service, but it seems to have transitioned to be 
primarily a service facility with these service vehicles that has changed the use of that, 
and based on that, we had much discussion on that topic, so your comments here are 
helpful. Any recollection you have of kind of the mix of what that facility was used for 
primarily as an office or service or both? 

John: Well it was a much smaller building of course then and a lot fewer employees. I 
would say essentially other than the changes in the technology involved, it would have 
been pretty much the same type of activity; service trucks, with employees using the 
trucks to go out and do the service work that was required. That I don’t think changed 
other than the technology and maybe a few more trucks, that I can’t answer, as to whether 
the owner of trucks involved was the same or less, that I can’t talk about. 

Question: So the ancillary activities then may have included bringing materials to trucks, 
from the trucks, associated with the… 

G:\CLIENTS\10017\002\7.28.AUDIO HEARING\JOHN NEIGHBORS TESTIMONY.DOCX
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John: Anything that related to staffing the trucks and that sort of thing is pretty much 
consistent. I don’t remember anything outside of that range. 

Thank you, that was helpful. 
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West University Place Zoning Ordinance – Proposed PDD-SF3 

Table 5-1 

General Rule: This table prescribes the minimum dimensions for building sites, 
by District. ("DU" means "dwelling unit.") Exceptions/Special Rules: (1) See 
PDD Schedules for planned development districts. (2) See special notes in 
table. (3) The Z&PC may establish different dimensions by approving a plan, 
plat or replat (see Article 5).  

Item Measurement  
PDD-  
SF1 

PDD-  
SF2 

PDD- 
SF3 

PDD-  
TH1 

PDD-  
TH2 

PDD-  
TH4 

PDD-  
TH5 

PDD-  
TH7 

PDD-  
C1 

Old 
building 

sites 
(before 
October 

24, 
1987) 

See 
Notes 1 
and 2 

Width, 
minimum 

50 ft. N/A 50 ft. 

Depth, 
minimum 

100 ft. N/A N/A 

Area, 
minimum 

5,000 
sq. ft. 

2,000 sq. ft. per DU 
5,000 
sq. ft. 

New 
building 
sites (on 
or after 
October 

24, 
1987) 

See Note 
3. 

Width, 
minimum 

75 ft. N/A 50 ft. 

Depth, 
minimum 

110 ft. N/A N/A 

Exhibit "I-1"



 
Area,  
minimum  

8,250  
sq. ft. 

2,000 sq. ft. per DU  
 5,000  

sq. ft.  

 

Note 1.   4,500 Square Foot Exception . A structure may be located on an old building site with at 
least 40 feet of width and at least 4,500 square feet of total area, if the building site: (i) was 
improved with a principal building in existence on the 1987 effective date or for any period of 
twenty consecutive years prior to the 1987 effective date, under circumstances where there was 
no additional land used for the building site, and (ii) was created by subdivision plat and not 
made smaller thereafter except to provide public right of way or to accommodate physical 
encroachments, or as specifically allowed by Article 5.  

Note 2.   4,300 Square Foot Exception. A structure may be located on an old building site with at 
least 40 feet of width and at least 4,300 square feet of total area, if the building site: (i) was 
created by subdivision plat approved by the city council or the Z&PC, (ii) has not been made 
smaller thereafter for any reason.  

Note 3.   Certain Re-Subdivisions After October 24, 1987 . A subdivided lot in a SF-1, SF-3 or GR-
1 District may be further subdivided to produce a building site with less than seventy-five (75) 
feet of width or less than one hundred ten (110) feet of depth if all applicable procedures under 
state law and the City's ordinances, rules and regulations are followed and one of the following 
three sets of circumstances is present: (A) All portions of the subdivided lots are added to 
adjoining subdivided lots. (B) The number of lots is not increased, and all resulting lots have: (i) 
a depth greater than or equal to the depth of the shallowest lot before the re-subdivision, and (ii) 
a width greater than or equal to the width of the narrowest lot before the re-subdivision; 
provided that no resulting lot is irregularly shaped (unless it was so shaped before the re-
subdivision). (C) A portion of the subdivided lot is needed for City use or utility or service use.  

  



 TABLE 7-1 

 

Table 7-1 

General Rule: Within each District: uses marked "A" are allowed, uses 
marked "SE" are allowed only to the extent authorized by a special 
exception (see Note 3), and uses marked "X" are prohibited. 
Exceptions/Special Rules: (1) See PDD Schedules for planned 
development districts. (2) See special rules noted in table. The ZBA is 
authorized to issue all special exceptions mentioned in this Table.  
   

Use  
Category  

Specific Use  
PDD-
SF1  

PDD-
SF2  

PDD-
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-CI  

Residential  
Single-family  
(detached)  

A See Notes 1 and 7  
A  

 
Single-family  

(attached)  
X See 

Note 8  
A See Note 1  

A See 
Notes 
1 and 

7  

A See Note 1  X  

 
Other 

residential  
X  X  X X  X  X  X  X  X  

Public and 
Semi-Public  

Park, 
playground, 

or community  
center 

(public), 
school 

(public), place 
of worship  

A See Notes 1 and 3  

A See 
Notes 3 
and 4  

 
Private green 

space  
See Notes 1 and 2  

 
School 

(other) See 
Note 9  

X  X  X X  X  X  X  X  
X See 

Note 3  



 
Utility or 

service use. 
See Art. 8 .  

A See Note 1  

 PWSF use.  A or SE See PWSF Schedule. See Note 1  

Commercial  
See Article 8 

regarding 
certain 
sexually 
oriented 

businesses.  

Light 
commercial  

X  
See 

Note 5  

 

See  

Notes  

12 & 13 

X  X  X  X  X  
See 

Notes 6 
and 11  

 
Medium  

commercial  
X  

See 
Note 5  

X  X  X  X  X  X  

All other uses  X  X  X X  X  X  X  X  X  

 

Note 1.  High-density occupancies in SF District . High-density occupancies are allowed in SF 
Districts only to the extent authorized by a special exception. The ZBA may issue such a special 
exception if it finds and determines that the occupancy is a use that is (i) accessory to a lawful 
primary use and (ii) reasonably compatible with nearby sites and their uses (in addition to any 
other findings and determinations required for a special exception). Note : A previously-issued 
special exception that authorized a use with a high-density occupancy is sufficient to comply 
with this note.  

Note 2.  Private Green Space. Vineyards, gardens, landscaping, private playgrounds and other 
similar uses that are predominantly pervious, vegetated and non-commercial are allowed in all 
districts. Unless otherwise authorized by a special exception, the only structures allowed are 
fences, playground equipment and landscaping structures (e.g., low, retaining walls, borders, 
etc.). The ZBA may issue a special exception to authorize other structures. The special 
exception shall include a site plan specifying and limiting allowable structures. If so ordered by 
the ZBA, the site plan controls over any other ordinance to the contrary. However, the site plan 
may not specify yards (or "setbacks") different from those otherwise required, unless the ZBA 
finds that the different yards are: (i) necessary for efficient use of the available space and (ii) 
compatible with nearby sites and their uses. The special exception may allow accessory 
structures without a principal building.    

Note 3. Accessory Uses and Structures. In the indicated districts, the ZBA may issue a special 
exception to authorize additional uses and structures, if the ZBA finds and determines that each 
additional use and structure is: (i) accessory to a lawful primary use and (ii) compatible with 
nearby sites and their uses. The special exception may include a site plan identifying and 
limiting such uses and structures.  

Note 4. Park, Playground, Etc. In the C District, a park, playground or community center may be 
privately or publicly owned. 



Note 5. Parking Use in PDD-SF2. The ZBA may issue a special exception to authorize parking of 
motor vehicles in connection with nearby commercial activities, upon approval by the ZBA of the 
types of vehicles, design of parking facilities (including landscaping, paving, lighting, fences or 
walls, signs, etc.) and curb cuts, all of which may be included as site-specific conditions of the 
special exception.  

Note 6. Light Office Use in PDD-C1. The only commercial use allowed in PDD-C1 is light office 
use, meaning offices for conducting real estate, insurance and other similar businesses and the 
offices of the architectural, clerical, engineering, legal, dental, medical and other established 
and recognized professions, in which only such personnel are employed as are customarily 
required for the practice of such business or profession.  

Note 7. Garden-style use in PDD-TH4 . "Garden-style" single family detached use is allowed in 
PDD-TH4 if authorized by a site plan meeting the requirements of Ordinance No. 1560, adopted 
October 12, 1998, which is continued in effect for the original site plan and for amendments and 
replacements of that plan. Such a site plan, after approval by ordinance in accordance with 
Article 14, controls over any provision elsewhere in this ordinance.  

Note 8. Attached dwellings in PDD-SF3. Any existing attached dwellings which complied with the 
former Schedule PDD-TH3 (Browning Townhouse PDD) at the time of their construction have 
PNC status, under and subject to Article 12 of this ordinance. The minimum width for interior 
side yards for such dwelling units is zero where there is an existing common wall (or existing 
continuously-abutting separate walls) along the property line, in either case with a four-hour fire 
rating or better. The minimum number of parking spaces is two per dwelling unit, and additional 
guest parking is not required, notwithstanding other provisions of this ordinance or any special 
exception issued under this ordinance.  

Note 9. School (other) . A special exception may authorize this use on sites wholly within the C 
District or partially within the C District and partially within another district.  

Note 10. Uses in TCC. The only uses allowed in TCC are retail, light office use, and food service 
use. TCC does not allow for residential use of any kind, bars or club uses, entertainment 
venues, sexually oriented businesses, auto-intensive uses, gambling establishments, surgical or 
emergency clinics, or any medium commercial uses.  

Note 11. Hours of operation. In the C, TCC and PDD-C1 districts, hours of operation for 
commercial uses shall not unreasonably impact the residential character of adjoining residential 
districts. All operations, including deliveries and other outdoor activity, shall comply with the 
City's noise regulations; see Chapter 54 of the Code of Ordinances. All commercial garbage 
and trash collection activities shall comply with Chapter 38 of the Code of Ordinances.  

Note 12.  Parking Lot Use in PDD-SF3.   PDD-SF3 may be used for (i) parking, loading and unloading 
and sorting/inventory of contents of vehicles, trucks and vans (2 axels maximum) owned by 
AT&T and/or its employees only, as part of the telecommunications business only, limited to  
7am-7pm Monday-Saturday except related to services to medical facilities, due to customer 
medical emergencies or catastrophic events (storms, terrorist events, etc.), or parking only, 
which may occur at other times, (ii)   vehicles temporarily required for repairs/construction 
relating to the adjacent building under common ownership, limited to the term of a valid City 
building  permit, (iii) no use (non-use is not abandonment), and (iv) any use permitted by a 
current special exception.   Washing, refueling and mechanical services are prohibited, but 
minor emergency repairs (flat tire, dead battery, out of fuel, etc.) are permitted.  Transporting 
personal items (including food) to and from vehicles and adjacent building under common 
ownership, and transporting trash, litter and materials to and from vehicles and waste storage 
areas is permitted.  Resting and phone calls are permitted within vehicles.  Structures are 
prohibited, unless permitted by a current special exception.   The parking lot shall comply with 
City Code, including light and noise restrictions applicable to residential areas.  The existing 
solid walls and gates, and the landscaping outside the walls must be maintained in good 



condition.  Monthly landscaping services are required.  No exterior signage is permitted, except 
as required by law.  Parking lot use on any lot in PDD-SF3 shall terminate upon: (i) 
independent sale of the lot, (ii) sale of all of AT&T’s facility on Bellaire/Academy to an entity not 
in the telecommunications business.   Merger of AT&T into another entity in the 
telecommunication business will not terminate the parking lot use. 

Note 13.  Access/Parking Limits in PDD-SF3 during Parking Lot Use.  The following limitations apply 
to Parking Lot use: (i) access is prohibited from the parking lot to Ruskin St., (ii) parking/driving 
of vehicles owned by AT&T and/or its employees is prohibited on Ruskin St. and Cason St., 
except for residents/invited guests, and temporarily while providing telecommunication services 
to residents on those streets, and (iii) access to/from the parking lot shall be from Bellaire Blvd.  
via Academy St. to the parking lot except temporarily while providing telecommunication 
services to residents on those streets. 

 

  



 TABLE 7-2 

 

Table 7-2 

General Rule: No part of any structure may be located within a part of a building 
site included within a yard defined, by District, in this table. ("N/A" means the 
rule does not apply.) Exceptions/Special Rules: (1) Structures may be located in 
yards to the extent allowed by the Projections Schedule. (2) See special rules 
noted in table. (3) See PDD Schedules for Planned Development Districts. (4) See 
additional setbacks in the PWSF Schedule.  

Item  
Measureme

nt  
PDD-  
SF1  

PDD-  
SF2  

PDD-
SF3 

PDD-  
TH1  

PDD-  
TH2  

PDD-  
TH4  

PDD-  
TH5  

PDD-  
TH7  

PDD-  
CI  

Front 
yard  

Distance 
from front 
street line.  

20 feet if the building 
site depth is 110 feet or 

less; 25 feet if the 
building site depth is 

more than 110 feet but 
not more than 125 feet; 

30 feet if the building 
site depth is more than 
125 feet. See Note 5 . 

10 ft. See Note 7.  
20 ft.  

(Mercer 
Street)  

5 ft.  
(Bellaire 

Blvd.)  

Interior 
side 
yard  

Distance 
from side 
property 
line (each 

side).  

Greater of 10% of 
building site width or 5 

feet. See Note 2. 

5 ft. See Notes 4.1 and 4.2. See 
Note 7.  

20 ft. 
(south 

property 
line)  

N/A  

Street 
side 
yard  

Distance 
from side 

street line.  

Greater of 10% of 
building site width or 5 

ft. See Notes 2, 6 . 
10 ft. See Note 7 .  

10 ft.  
(Bissonnet)  

See 
Note 8.  

Rear 
yard  

Distance 
from rear 
property 

line.  

20 ft. See Note 1. 
20 ft. 
See 

Note 1.  

10 ft. 
See 

Note 
1.  

20 ft. See Note 
1.  

5 ft. (west  
property 

line)  

See 
Note 8.  



SF  
Buffer-

yard  

Distance 
from 

nearest part 
of an SF 
District  

N/A  
20 ft. 
See 

Note 7.  

10 ft. 
See 

Note 
7.  

20 ft. See Note 
7.  

N/A  
See 

Note 8.  

 

Note 1. Through Lots or Building Sites or Rear Through Lots or Building Sites. If a lot or building 
site extends all the way through a block so that the front and rear both abut a street area, there 
is no rear yard. The site is a "through" or "rear through" lot or building site, and is considered to 
have two front yards, one at each street frontage. Front yard (setbacks) shall be as provided in 
Table 7-2. Exception: If the site is "flag" shaped or irregular, the "flag" portion shall have the 
same setback as the adjoining building sites fronting that street.  

Note 2. Narrow Site "3/7" Exception. Alternate side yard areas apply to a building site meeting all 
four of the following criteria: (A) The building site is less than 55 feet wide. (B) The use is single-
family (detached) use. (C) Outside the rear yard, no main wall surface of any building is closer 
than 10 feet to any main wall surface of a "prior building" on another building site (unless there 
are "prior buildings" on both sides, each within seven feet of the property line, in which case the 
minimum separation from a "prior building" is eight feet). A "prior building" is a building in 
existence, under construction or covered by a current building permit when a building permit is 
issued for the subsequent building. (D) The owner has designated alternate side setback areas 
in a form approved by the administrative official and in accordance with all of the following 
criteria: (1) Minimum setback, interior: 3 feet. (2) Minimum setback, street side: 5 feet. (3) 
Minimum setbacks, both sides combined: greater of 10 feet or 20% of the building site width. (4) 
On each side, the setback is uniform in width along its entire length. See Table 7-5a regarding 
"alternating driveway" rule.  

Note 3. Rotated Corners. For rotated corner building sites (SF-1 District only), the minimum side 
street yard width is: (i) 10 feet if the building site width is 65 feet or less, (ii) 10 feet plus the 
distance by which the width of the building site exceed 65 feet, if the building site width is more 
than 65 feet but less than 75 feet, (iii) 20 feet if the building site width is 75 feet or more but less 
than 100 feet, or (iv) for building sites 100 feet wide or more, the side street yard width is 
determined by the same rules as the front yard depth, except that the "depth" of the building site 
is measured from the side street line.  

Note 4.1. Common Walls. In the TH, GR-2, C, and all PDD-TH districts, the ZBA may issue a special 
exception for a zero-width side yard, but only upon application by both property owners and only 
if the special exception is conditioned upon the construction and maintenance of a common wall 
or continuously abutting separate walls (in either case with a four-hour fire rating or better) 
along the property line. See, also, Note 7, below, for QMDS.  

Note 4.2. Common Walls in New Townhouse Construction. In all PDD-TH districts, where new 
townhouses are concurrently constructed on two or more abutting building sites along a block 
face, zero-width side yards are allowed by right wherever a common wall or continuously 
abutting separate walls will be constructed and maintained (in either case with a four-hour fire 
rating or better) along the property line. On each building site that contains the end townhouse 
in a row of attached townhouses on abutting sites, the interior side yard requirement, or the 
street side yard requirement for a corner site, shall apply along the side property line where a 
common wall or continuously abutting separate walls will not be constructed. See, also, Note 7, 
below, for QMDS.  

Note 5. Major Thoroughfares. The ZBA may issue a special exception for a front yard less than 30 
feet deep abutting a major thoroughfare, if the front yard prescribed is at least 10 feet deep, and 



if the special exception requires the greatest practicable amount of pervious area in the front 
yard.  

Note 6. Special Exception. The ZBA may prescribe a different street side yard by special exception 
relating to frontage. See Article 8. 

Note 7. Yards In QMDS. In a QMDS, yards are only required around the perimeter of the subdivision 
and are designated by the subdivision plat. See definition of QMDS. Standard projections into 
QMDS yards are allowed per the Projections Schedule. In addition:  

(a) Front yard (GR-1 or GR-2 Only): A principal building with an internal access garage may 
project as close as 10 feet to the street area if, in the projecting part: (a) there is a first-floor 
porch or with at least 80 sq. ft. of floor space (open or screened) and no dimension smaller 
than seven feet; (b) above the porch or court, no more than half the usable floor space is 
enclosed (coverings and other floor space, including open or screened porches, are 
allowed above all the porch or court); (c) the cornice height does not exceed 27 feet; (d) 
there are no more than 2.5 stories; and (e) there is no garage space.  

(b) Front yard: Bay windows, canopies and balconies at least 18 inches above grade may 
project up to 24 inches beyond the principal building. Steps and handrails may project up 
to 30 inches beyond the principal building.  

(c) Rear Yard and SF Bufferyard. Buildings up to 10 feet high (measured from finished grade 
to top of roof plate) may project, but not closer than 10 feet to the property line.  

Note 8. Yards in PDD-C1. In PDD-C1, the yards and street lines are as follows, notwithstanding 
other provisions of this ordinance: (i) The rear yard is the area within 20 feet of the rear property 
line (the line farthest from Bellaire Blvd.) of any building site, and for this purpose, the said rear 
property line shall be not in excess of 120 feet from the north right-of-way line of Bellaire Blvd. 
Exception: The rear yard upon Lot 2, Block 35, Colonial Terrace Addition (also known as the 
south 140 feet of Tract 9, Cambridge Place) is the area within 40 feet of the rear property line of 
said lot, said rear property line being located 140 north of the north right-of-way line of Bellaire 
Blvd. (ii) The street side yard is the area within ten feet of any side street line where the street 
area is 50 feet or less in width, or within five feet of any side street line where the street area is 
more than 50, but less than 70, feet wide. (iii) The front yard is the area within five feet of the 
front street line (which is the common boundary with Bellaire Boulevard). Any area outside of a 
building line established by ordinance or by recorded plat is considered part of the 
corresponding yard.  

Note 9. Yards in TCC. In TCC, the front street line is designated as the common boundary of the 
building site and the Edloe Street street area. For building sites with a side street along Rice 
Boulevard, the side yard shall be zero feet. For building sites with a side street line along 
University Boulevard, the side yard shall be five feet. The rear yard may be reduced by any 
future reduction in the width of the utility easement along the Poor Farm Ditch.  

 

  

  



 TABLE 7-3 

 

Table 7-3 

General Rule: Every building site must have the minimum open and pervious 
areas shown, by District, in this table. ("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See PDD Schedules for planned development 
districts. (2) See special rules noted in table. (3) See the Projections Schedule 
for details about calculating open and pervious areas.  

Item  Measurement  
PDD-
SF1  

PDD-
SF2  

PDD- 
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-
C1  

Open 
area  

Front yard, 
minimum 

percentage.  
60%.  N/A  N/A  

 

Rear yard, 
minimum 

percentage. 
See Note 6.  

60%. See Note 1.  N/A  N/A  

 
Entire building 
site, minimum 

percentage.  
40%  25%  N/A  

Pervious 
area  

Front yard, 
minimum 

percentage  
50%  50% See Note 2.  N/A  

 
Entire building 
site, minimum 

percentage  
24%  15%  N/A  

 
Landscaping 

strips  
Required, except for SFD uses on building sites with 5,000 sq. ft. or more. See 

Notes 3 and 5.  



 Qualified trees  

For SFD uses on building sites with 5,000 sq. ft. or more, there must be at 
least one qualified tree in the front yard or in the adjacent street area. For all 

other uses, each qualified tree required by this ordinance or Chapter 82 of 
the Code of Ordinance must be located within a contiguous and reasonably 
compact pervious area containing at least 25 sq. ft. However, additional or 

better pervious area may be required to comply with Chapter 82.  

 
Pervious 

pavement  
In a QMDS only, pervious pavement is allowed to be used for all vehicular 

areas, and part of it may count as pervious area. See Note 4.  

 
Parking areas, 

interior  

Each parking area containing 21 or more parking spaces must contain 
interior pervious areas in "island" or "peninsula" configurations aggregating 

in area at least two square feet for each parking space.  

 

Note 1. Rear Yard Adjacent to Non-SF . The ZBA may issue a special exception to reduce the 
requirement for open area in a rear yard in a SF District to not less than 40%, if the rear yard 
abuts a non-SF District.  

Note 2. Pervious Area in QMDS . Front yard minimum pervious area requirement in a QMDS is 
40%., or 30% for a front yard in a QMDS "low-impact motor court."  

Note 3. Landscaping Strips . Vegetated pervious areas required as follows: (a) minimum five feet 
wide adjacent to each street area (or 3.5 ft. if located in front of a fence or wall at least 3.5 feet 
high), and (b) minimum 18 inches wide to separate each paved vehicular area from a fence or 
subdivision or replat boundary. Exception: Strips are not required along alleys or where they 
must be crossed by sidewalks or driveways. Strips along street areas must have live, evergreen 
shrubs (maximum spacing is 3.5 ft.) and live qualified trees under Chapter 82 of the Code of 
Ordinances (maximum spacing is 20 ft.). The administrative official may approve different 
spacing for shrubs or trees, upon a showing that (i) the spacing is allowed by standard urban 
forestry criteria for the particular species and location and (ii) the spacing will comply with 
Chapter 82. The ZBA may issue a special exception to allow a landscaping strip to be located 
in whole or in part within a street area, if the ZBA finds that the particular landscaping will, in all 
probability, be allowed to remain intact for at least 50 years and that it can be maintained and 
will function as well as a strip located completely on private property. 

Note 4. Pervious Pavement . In a QMDS, the area of the holes or gaps (if actually pervious) counts 
toward pervious area requirements (but no more than 30% out of any area with pervious 
pavement may count).  

Note 5. Visual Buffer Zone. In TCC, along the east edge of each property a landscaped buffer zone 
shall be established consisting of trees, shrubs, and other durable vegetation adequate to 
minimize the transmittal of light and provide a visual buffer between a use in TCC and adjacent 
SF district properties. Evergreen shrubs shall be planted to form a continuous hedge with no 
gaps. Shrubs shall be hardy species that will withstand freezing temperatures. The plants shall 
be at least 18 inches in height as measured from the surrounding soil line and shall have a 
maximum 18 inch width at the widest portion when planted. Shrubs shall be capable of growth 
to not less than 48 inches in height when measured from the surrounding soil line and shall form 
a continuous hedge within three annual growing seasons. Shrubs shall be maintained at a 



height that does not interfere with overhead utility lines. Trees planted in the buffer zone shall 
not interfere with overhead utility lines.  

Note 6. Old Stock Housing. The ZBA may issue a special exception to reduce the open area 
requirement in the rear yard, if the ZBA determines: (i) the reduction is reasonably necessary to 
preserve or protect old stock housing as it then exists or as it may be proposed to be remodeled 
or expanded (up to a total gross floor area, for all buildings on the site, that does not exceed the 
greater of 3,400 square feet or 200% of the gross floor area of all the buildings on the site when 
the principal building was built, before 1980); and (ii) there will be no substantial adverse impact 
upon nearby properties.  

 

  



 TABLE 7-4a 

  

Table 7-4a  

General Rule: Every building site, garage space and related structure must 
conform to the applicable regulations shown, by District, in this table. ("N/A" 
means the rule does not apply.) Exceptions/Special Rules: (1) See special rules 
noted in table. (2) See Article 9 regarding Planned Development Districts. (3) 
See Note 1 regarding special exceptions.  

Item  Regulation  
PDD-  
SF1  

PDD-  
SF2  

PDD- 
SF3 

PDD-  
TH1  

PDD-  
TH2  

PDD-  
TH4  

PDD-  
TH5  

PDD-  
TH7  

PDD-  
C1  

Garage 
space, in 
general  

Garage 
parking 

spaces. See 
Article 10.  

Minimum 2.0 (1.0 per DU for 
old stock housing); each must 
be enclosed or semi-enclosed 

and adjoin a driveway. 
Maximum 1.0 per 2,225 of 
building site area, not to 

exceed 4.0.  

Minimum 2.0 per DU; must be 
enclosed.  

N/A  

 

Minimum 
garage 
parking 
space 

dimensions  

10 feet wide, 20 feet deep (for 
each required garage parking 

space).  

10 feet wide, 20 feet deep (for each 
required garage parking space).  

N/A  

Garage 
doors or 
openings  

Maneuvering 
area  

See Article 10  
N/A  

 

Door or 
opening 

facing front 
street line.  

Prohibited unless: (i) the garage 
door is set back ten feet or 

more from the front yard, and 
(ii) there is only open area 

above the driveway for at least 
seven feet inward from the 

front yard, and (iii) any 
structure above the driveway 

(and within ten feet of the 
front yard) must be 

cantilevered or suspended 

(May affect eligibility as QMDS. See 
definitions in Article 2. )  

N/A  



from the building (no special 
posts or vertical supports being 

allowed).  

 

Door or 
opening 

facing side 
street line  

Prohibited unless: (i) the garage 
door is set back ten feet or 

more from the side street line, 
and (ii) there is only open area 
above the driveway for 10 at 
least seven feet inward from 

the side street line, and (iii) any 
structure above the driveway 

(and within ten feet of the side 
street line) must be 

cantilevered or suspended 
from the building (no special 

posts or vertical supports being 
allowed).  

(May affect eligibility as QMDS. See 
definitions in Article 2. )  

N/A  

Garage 
accessory 
buildings  

Limit on non-
garage space  

Max. 600 sq. ft. GFA in any 
accessory building containing 

garage space.  
N/A  N/A  

Note 1. Special Exceptions . The ZBA may issue a special exception for a parking area, 
garage or driveway in another location or with a different design than prescribed by this 
table, if it finds that: (i) the other location or design will not unreasonably interfere with 
available light and air and will not significantly alter access for fire-fighting and similar 
needs; (ii) the other location or design will prevent the destruction of a qualified tree; (iii) 
in the case of the remodeling of a principal building, the location requested is the same 
location as an existing parking area, garage or driveway; or (iv) the location or design 
requested is necessary for safety considerations. 

 
  



TABLE 7-4b 

 

Table 7-4b 

General Rule: Every structure must conform to the applicable regulations 
shown, by District, in this table.("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See special rules noted in table. (2) See Article 
9 regarding Planned Development Districts.  

Item  Regulation  
PDD-
SF1  

PDD-
SF2  

PDD-
SF3 

PDD-TH1  
PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-C1  

Dwelling 
units  

Maximum 
number per 
building site  

One, plus one AQ  17.5 per acre. See Note 9.  
One plus 
one AQ  

Framed area, 
all buildings 
on a building 

site  

Maximum 
area as a 

percentage 
of building 
site area  

80%  
100%. 

See 
Note 4.  

100% for 
all 

dwelling 
types 
other 

than TH; 
125% for 
TH. See 
Note 4.  

100%. See Note 4.  N/A  

Length or 
width, any 

building  

Maximum 
horizontal 
dimension  

N/A  130 feet. See Note 3.  N/A  

Exterior 
materials, 

any building.  
Type  N/A  

Must be of equal grade and quality, all sides. See 
Section 8-104.  

Separation 
of DU's  

Fire-rated 
wall  

N/A  
A four-hour firewall, or its equivalent, must separate 
adjoining dwelling units. See Notes 3 and 5. See also 

Note 10 (PDD-TH7 only)  

SF privacy 
protection  

See Note 8.  N/A  
Applies. See Note 8. See also Note 10 

(PDD-TH7 only)  
N/A  



Accessory 
buildings  

See Article 
10 regarding 

garage 
space.  

Maximum 
number per 
building site  

N/A  3  N/A  

Height, 
maximum  

25 ft.  35 ft. See 
Note 2.  

Principal 
buildings  

Stories, 
maximum  

2 and one-half  3  N/A  

Height, 
maximum, in 

feet  

35, 25 in rear yard. 
See Note 1  

35. See Notes 1 and 7.  35  

Minimum 
gross floor 

area, square 
feet  

1,400 each DU  1,200 each DU  
1,600 
each 
DU  

1,300  

 

Width, feet 
(min,), 

outside to 
outside  

N/A  16, each DU  N/A  

Height and 
screening of 

rooftop 
mechanical 
equipment  

See Note 11.  

N/A  

Applies  

  

Note 1. Antennas and Chimneys. Roof-mounted radio or television antennas on a principal building 
in a residential district may project up to four feet above the roof. The maximum height of 
chimneys attached to a principal building is the greater of 35 feet or four feet above the roof.  

Note 2. Height In C District. In the C District, no part of any structure (except a fence) may be higher 
than the horizontal distance from that part to the nearest part of an SF District.  

Note 3. Building Detail, TH, PDD-TH and GR Districts. To separate buildings, there must be open 
area at least five feet wide maintained so that firefighters with hoses could pass through.  

Note 4. Framed Area In QMDS. Allowed square footage for a given building site is calculated by 
multiplying the allowable percentage by (a) the building site's area plus (b) an allocated part of 
any common use areas in the same QMDS (e.g., access easements, private streets, alleys, 



reserves, etc. that are not part of a building site). The allocated part is proportional to the 
building site's area divided by the area of all building sites in the same QMDS.  

Note 5. Building Code. Separation requirements are in addition to other requirements of building 
codes and other ordinances. See Code of Ordinances.  

Note 6. Height in GR-1, GR-2. Principal buildings in GR-1 or GR-2 Districts may be three stories 
high, but subject to the lower height limits prescribed for projecting spaces. See Table 7-2, Note 
7.  

Note 7. Certain Projecting Buildings . Special height rules apply to buildings projecting into yards. 
See Tables 7-2 and 7-6.  

Note 8. SF privacy protection . On a building site where this applies, there may not be a direct sight 
line from any "third-floor viewpoint" to any point in an "SF privacy zone." A "third-floor viewpoint" 
is any viewpoint on a "third-floor area" at eye level (six feet) or lower. A "third-floor area" is any 
floored area (indoors or outdoors) where the floor is 18 feet or higher. The "SF privacy zone" 
includes every point: (i) within 100 feet of the third floor viewpoint in question, (ii) on a building 
site in an SF District, and (iii) below 20 feet in height. See Figure SFP.  

Note 9. Calculation of DU's Per Acre . In a QMDS only, the total number of DU's is divided by the 
total acreage of the QMDS to calculate the number of DU's per acre.  

Note 10. Spacing of Dwelling Units in PDD-TH7 . Except where dwelling units are separated by 
common walls, the minimum distance between dwelling units shall be as follows: (i) No part of 
any dwelling unit may be closer than five feet to another dwelling unit. (ii) No window may be 
closer than 50 feet to a facing window to living space in another dwelling unit. (iii) Neither eaves 
nor balconies may be closer than 40 feet to a facing window to living space in another dwelling 
unit. (iv) Neither windows to living space nor balconies may be closer than 20 feet to any facing 
wall of another dwelling unit.  

Note 11. Rooftop Mechanical Equipment. In the C, TCC and PDD-C1 districts, any rooftop 
mechanical equipment, whether new or replacement equipment, shall be accommodated within 
the maximum building height limit and shall be fully screened from off-site and street area views 
through design and materials consistent with the overall design and colors of the principal 
building. This may include use of sloped roofs, a low parapet wall or other architectural 
elements that conceal flat roof areas where mechanical equipment is mounted, provided that all 
such building features comply with and do not project above the maximum building height limit.  

Note 12. Building Placement and Maximum Height in TCC. In TCC, the following height restriction 
shall apply: (i) Principal buildings shall be located in the front 60 feet of the building site and 
shall be limited to 2 stories and 35 feet in height, including any rooftop mechanical equipment. 
(ii) Accessory structures shall be located in the rear 70 feet of the building site and shall be 
limited to 35 feet in height, including any rooftop mechanical equipment. (iii) Any rooftop 
mechanical equipment, whether new or replacement, shall be fully screened from off-site and 
street area views through design and materials consistent with the overall design and colors of 
the principal building. This may include use of sloped roofs, a low parapet wall or other 
architectural elements that conceal flat roof areas where mechanical equipment is mounted, 
provided that all such building features comply with and do not project above the maximum 
building height limit.  

Note 13. Street Level Orientation in TCC. In TCC, the first floor of all buildings shall be at grade level. 
Elevated structures with open areas or parking below the second floor are not permitted.  

  



Table 7-5a 

Table 7-5a  

General Rule: Every building site, vehicular area and related structure must 
conform to the applicable regulations shown, by District, in this table. 
("N&A" means the rule does not apply.) Exceptions/ Special Rules : (1) See 
special rules noted in table. (3) See Article 9 regarding Planned Development 
Districts. (3) See Note 7 regarding special exceptions. (4) See Article 10.  

Item  Regulation  PDD-SF1  PDD-SF2  PDD-SF3 
PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-  
C1  

Off-street 
parking 

spaces and 
parking 
areas  
Other 

regulations 
apply; see, 
e.g. Article 

10  

Number, 
location, 

size, design  

Depends on land use, layout, etc. See this Table, Table 7-4a, and Article 10 
(including maneuvering areas, design requirements, "same site" rule, yards, 

street areas, loading spaces, etc.).  

 
Grouping or 

sharing.  
Not allowed, except in a QMDS platted parking reserve serving two or more 

DU's. But see Note 2.  

 
Use of 
parking 
areas  

Parking spaces for non-SFD uses may only be used for motor vehicle parking. 
See Note 3.  

 
Maneuvering 

areas  
See Article 10.  

Emergency 
accessway  

Minimum 
width  

See Note 1.  

20 ft, via public or private street, to each principal building and each DU (or 
to an adjacent open area accessible to firefighters and equipment). Other 

regulations also apply, e.g, fire code.  

Driveways 
and private 

streets  
Other 

regulations 

Minimum 
width  

See Note 1.  

For SFD use: nine ft.  
For non-SFD residential use: 10 feet, or 17 feet if two-way and serving three 

or more DU's.  

Maximum For SFD use: (i) Driveway serving any single-bay garage: 12 feet. (ii) Driveway 



apply; see, 
e.g. Article 

10.  

width (in 
front yard or 
street area)  
See Note 1.  

in a front yard serving rear garage or side-facing garage: 12 feet. (iii) 
Driveway in side street area of a corner site serving a side-facing garage with 

three or more bays: 30 feet; (iv) Any other driveway: 20 feet. For other 
residential uses: 24 ft. (or 35 feet if connecting to a major thoroughfare). For 

all other uses: 30 feet (or 35 feet if connecting to a major thoroughfare).  

Maximum 
length  

For non-SFD uses: 160 feet, driving distance to the nearest street area, 
measured along centerline from farthest end point. A longer driveway is 

allowed if there is an approved turnaround or second means of egress, or if 
the driveway is platted as part of the common area in a QMDS.  

Route, 
location  

See Note 6  N&A  

Spacing  
For non-SFD uses: There must be at least 40 feet between the "inside" apron 

edges (at their narrowest points) of driveways serving the same building 
site.  

Pavement  
Required 

type  
See Note 4.  

For SFD use: Hard-surfaced or pervious pavement required for each required 
driveway and parking space; twin "ribbons" of pavement are permitted. For 

all other uses: Reinforced concrete, with curbs and drains required for all 
vehicular areas. Exceptions: (i) See Table 7-3 (pervious pavement) and Note 

4, below. (ii) See Article 10 regarding "overhang."  

Markings; 
wheel 
stops.  

Required 
type  

For non-SFD uses: Parking spaces must be clearly marked on the pavement, 
and wheel stops are required. See Note 12.  

Curb cuts  
Other 

regulations 
apply; 

see, e.g. 
Article 10 

and 
Chapter 70 
of the Code 

of 
Ordinances.  

Number  
For SFD use: Maximum one per designated building site abutting the street. 
For non-SFD uses: Maximum one per 50-ft. segment of street line. See Note 

5.  

Max. width 
per 50-ft. 

segment of 
street line  

Four feet (for aprons) plus the maximum driveway width allowed. Each curb 
cut must be confined to the part of the street area that directly abuts the 

building site(s) served. See Note 1.  



Visibility 
triangles  

Forbidden 
structures, 
plants and 

other things  

See Chapter 82 of the Code of Ordinances.  

 

Note 1. Width measurement methods . Minimum driveway width refers to unobstructed vehicular 
access path and, for non-SFD use, pavement. Maximum driveway width refers to maximum 
width of pavement in a front yard or street area, excluding complying curb cut aprons. Maximum 
curb cut width refers to the width of the driveway plus aprons, measured at the edge of the 
roadway.  

Note 2. Grouped or shared parking . Article 10 also provides for a special exception, in certain 
circumstances.  

Note 3. Parking exclusivity (non-SFD uses) . Required parking spaces must be kept open, readily 
accessible and used for parking only, with no sales, dead storage, display, repair work, 
dismantling or servicing of any kind. Required guest parking spaces must be kept open and 
reserved for that use only.  

Note 4. Pavement . The ZBA may issue a special exception to allow other materials if it finds that 
they will provide equal or better durability.  

Note 5. Curb cuts. The ZBA may issue a special exception for additional curb cuts. Exception: The 
Administrative Official may authorize additional curb cuts for a corner site when in compliance 
with the requirements for two curb cuts for circular driveways specifically allowed by Chapter 70 
of the Code of Ordinances. These additional curb cuts are not prohibited and do not require a 
special exception.  

Note 6. Route; Alternating Driveways . Each driveway must connect garage space to the street by 
the most direct route. On narrow sites where alternate side yard areas apply (see "Yards" 
table), the following special restrictions also apply: (A) there must be a driveway located as 
nearly as practicable to one side of the site; (B) the side is determined in accordance with the 
established driveway pattern for the block face in question, if there is such a pattern; and (C) if 
there is no such pattern, and if there is an adjacent driveway on one adjoining building site but 
not the other, the driveway must be on the side farthest from the adjoining driveway. 
Exceptions: (i) this paragraph does not prohibit circular driveways specifically permitted under 
another ordinance of the City, and (ii) a driveway may be curved or moved away from the most 
direct route to the extent reasonably necessary to avoid destroying or seriously injuring a tree.  

Note 7. Special Exceptions . The ZBA may issue a special exception for a parking area, garage or 
driveway (or other maneuvering area) in another location or with a different design than 
prescribed by this ordinance, if it finds that: (i) the other location or design will not unreasonably 
interfere with available light and air and will not significantly alter access for fire-fighting and 
similar needs; (ii) the other location or design will prevent the destruction of a qualified tree; (iii) 
in the case of the remodeling of a principal building, the location requested is the same location 
as an existing parking area, garage or driveway; or (iv) the location or design requested is 
necessary for safety considerations.  

Note 8. Curb Cuts in PDD-TH1 . (i) If a building site abuts both Bellaire Boulevard and another street, 
then all vehicular access shall be from the other street, and no more than two curb cuts shall be 
allowed. However, in the case of the development of Lots 6, 7, 8, 9 and the east ten feet of Lot 
10, Block 1, Kent Place Addition, if Lot 6 is included in the same building site or in a joint 
development with the other lots, vehicular access shall be limited to one curb cut on Mercer 



Street. (ii) If a building site abuts only Bellaire Boulevard, vehicular access shall be limited to 
two curb cuts.  

Note 9. Curb Cuts in PDD-TH5 . (i) If a building site abuts both Academy and Bissonnet, no curb cuts 
on Bissonnet and no more than two curb cuts on Academy are permitted. (ii) If a building site 
abuts only Bissonnet, there may be no more than two curb cuts.  

Note 10. Driveways in PDD-TH7. Cul-de-sac driveways in PDD-TH7 may not exceed 50 feet in 
length, or 200 feet if a terminus is provided with dimensions adequate for turning.  

Note 11. Curb Cuts in PDD-TH2. (i) If a building site abuts both Kirby Drive and another street, there 
may be one curb cut on Kirby Drive and on each other abutting street. (ii) If a building site abuts 
only Kirby Drive, vehicular access shall be limited to two curb cuts.  

Note 12. Curbs as Wheel Stops. Curbs may be used as wheel stops. Area outside a curb-wheel stop 
counts toward minimum parking space dimensions if actually usable as "overhang" and not 
needed for maneuvering area.  

 

  



 TABLE 7-5b 

  

Table 7-5b 

General Rule: Every structure must conform to the applicable regulations 
shown, by District, in this table. ("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See special rules noted in table. (3) See Article 9 
regarding Planned Development Districts.  

Item  Regulation  
PDD-
SF-1  

PDD-
SF-2  

PDD- 
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-
C1  

Swimming 
pools  

Maximum 
number 

per 
building 

site  

One. See Note 1.  See Note 2.  

Tennis 
courts  

Maximum 
number 

per 
building 

site  

One (may only be a private 
tennis court). See Note 1.  

 

All 
structures  
See, also, 
Article 8.  

Height, 
maximum  

25 feet. But see "Buildings" table for certain building height limits.  
35 ft. 
See 

Note 3.  

 

Note 1.  Tennis Courts., Swimming Pools in SF Districts . Each tennis court in a SF District must: (i) 
be a private accessory structure for a single building site, (ii) be used for residential purposes 
only, (iii) be open to the sky, but enclosed and screened to a height of at least eight feet on all 
sides, and (iv) never be lighted for play. Each swimming pool in an SF District must be a private 
accessory structure for a single building site and used for residential purposes only.  

Note 2.  Swimming Pools, Tennis Courts In TH Districts . The ZBA may issue a special exception for 
a tennis court or a swimming pool if the ZBA finds that the proposed facility will not create a 
drainage or noise problem and will not cause a significant increase in traffic on nearby streets. 
Tennis courts and swimming pools must comply with the tennis court and swimming pool 
regulations in the SF Districts, but may serve commonly-platted or restricted sites. See Note 1. 

Note 3.  Height in C District . In the C District, no part of any structure (except a fence) may be 
higher than the horizontal distance from that part to the nearest part of an SF District.  



Note 4.  Utility Poles . An ordinary utility pole owned by a franchisee of the City may be up to 43 
feet high, if the administrative official certifies that the additional height is necessary to separate 
wires of different voltages and capacities from each other and from the ground, applying 
standard technical codes and utility safety guidelines.  

 



Excerpts fromWest University Place Zoning Ordinance – Proposed PDD-SF23 

Table 5-1, cont. 1 

General Rule: This table prescribes the minimum dimensions for building sites, 
by District. ("DU" means "dwelling unit.") Exceptions/Special Rules: (1) See 
PDD Schedules for planned development districts. (2) See special notes in 
table. (3) The Z&PC may establish different dimensions by approving a plan, 
plat or replat (see Article 5).  

Item  Measurement 
PDD-  
SF1 

PDD-  
SF2 

PDD- 
SF3 

PDD-  
TH1 

PDD-  
TH2 

PDD-  
TH4 

PDD-  
TH5 

PDD-  
TH7 

PDD-  
C1 

Old 
building 

sites 
(before 
October 

24, 
1987) 

See 
Notes 1 
and 2 

Width, 
minimum 

50 ft. N/A 50 ft. 

Depth, 
minimum 

100 ft. N/A N/A 

Area, 
minimum 

5,000 
sq. ft. 

2,000 sq. ft. per DU 
5,000 
sq. ft. 

New 
building 
sites (on 
or after 
October 

24, 
1987) 

See Note 
3. 

Width, 
minimum 

75 ft. N/A 50 ft. 

Depth, 
minimum 

110 ft. N/A N/A 

Exhibit "I-2"



 
Area,  
minimum  

8,250  
sq. ft.  

2,000 sq. ft. per DU  
 5,000  

sq. ft.  

 

Note 1.   4,500 Square Foot Exception . A structure may be located on an old building site with at 
least 40 feet of width and at least 4,500 square feet of total area, if the building site: (i) was 
improved with a principal building in existence on the 1987 effective date or for any period of 
twenty consecutive years prior to the 1987 effective date, under circumstances where there was 
no additional land used for the building site, and (ii) was created by subdivision plat and not 
made smaller thereafter except to provide public right of way or to accommodate physical 
encroachments, or as specifically allowed by Article 5.  

Note 2.   4,300 Square Foot Exception. A structure may be located on an old building site with at 
least 40 feet of width and at least 4,300 square feet of total area, if the building site: (i) was 
created by subdivision plat approved by the city council or the Z&PC, (ii) has not been made 
smaller thereafter for any reason.  

Note 3.   Certain Re-Subdivisions After October 24, 1987 . A subdivided lot in a SF-1, SF-3 or GR-1 
District may be further subdivided to produce a building site with less than seventy-five (75) feet 
of width or less than one hundred ten (110) feet of depth if all applicable procedures under state 
law and the City's ordinances, rules and regulations are followed and one of the following three 
sets of circumstances is present: (A) All portions of the subdivided lots are added to adjoining 
subdivided lots. (B) The number of lots is not increased, and all resulting lots have: (i) a depth 
greater than or equal to the depth of the shallowest lot before the re-subdivision, and (ii) a width 
greater than or equal to the width of the narrowest lot before the re-subdivision; provided that no 
resulting lot is irregularly shaped (unless it was so shaped before the re-subdivision). (C) A 
portion of the subdivided lot is needed for City use or utility or service use.  



 
 TABLE 7-1 

  

 

Table 7-1, cont. 1 

General Rule: Within each District: uses marked "A" are allowed, uses 
marked "SE" are allowed only to the extent authorized by a special 
exception (see Note 3), and uses marked "X" are prohibited. 
Exceptions/Special Rules: (1) See PDD Schedules for planned 
development districts. (2) See special rules noted in table. The ZBA is 
authorized to issue all special exceptions mentioned in this Table.  
   

Use  
Category  

Specific Use  
PDD-
SF1  

PDD-
SF2  

PDD-
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-CI  

Residential  
Single-family  
(detached)  

A See Notes 1 and 7  
A  

 
Single-family  

(attached)  
X See 

Note 8  
A See Note 1  

A See 
Notes 
1 and 

7  

A See Note 1  X  

 
Other 

residential  
X  X  X X  X  X  X  X  X  

Public and 
Semi-Public  

Park, 
playground, 

or community  
center 

(public), 
school 

(public), place 
of worship  

A See Notes 1 and 3  

A See 
Notes 3 
and 4  

 
Private green 

space  
See Notes 1 and 2  

 
School (other) 

See Note 9  
X  X  X X  X  X  X  X  

X See 
Note 3  



 
Utility or 

service use. 
See Art. 8 .  

A See Note 1  

 PWSF use.  A or SE See PWSF Schedule. See Note 1  

Commercial  
See Article 8 

regarding 
certain 
sexually 
oriented 

businesses.  

Light 
commercial  

X  
See 

Note 5  

 

See  

Notes  

12 & 13 

X  X  X  X  X  
See 

Notes 6 
and 11  

 
Medium  

commercial  
X  

See 
Note 5  

X  X  X  X  X  X  

All other uses  X  X  X X  X  X  X  X  X  

  

Note 1. High-density occupancies in SF District . High-density occupancies are allowed in SF 
Districts only to the extent authorized by a special exception. The ZBA may issue such a special 
exception if it finds and determines that the occupancy is a use that is (i) accessory to a lawful 
primary use and (ii) reasonably compatible with nearby sites and their uses (in addition to any 
other findings and determinations required for a special exception). Note : A previously-issued 
special exception that authorized a use with a high-density occupancy is sufficient to comply 
with this note.  

Note 2.  Private Green Space. Vineyards, gardens, landscaping, private playgrounds and other 
similar uses that are predominantly pervious, vegetated and non-commercial are allowed in all 
districts. Unless otherwise authorized by a special exception, the only structures allowed are 
fences, playground equipment and landscaping structures (e.g., low, retaining walls, borders, 
etc.). The ZBA may issue a special exception to authorize other structures. The special 
exception shall include a site plan specifying and limiting allowable structures. If so ordered by 
the ZBA, the site plan controls over any other ordinance to the contrary. However, the site plan 
may not specify yards (or "setbacks") different from those otherwise required, unless the ZBA 
finds that the different yards are: (i) necessary for efficient use of the available space and (ii) 
compatible with nearby sites and their uses. The special exception may allow accessory 
structures without a principal building.    

Note 3. Accessory Uses and Structures. In the indicated districts, the ZBA may issue a special 
exception to authorize additional uses and structures, if the ZBA finds and determines that each 
additional use and structure is: (i) accessory to a lawful primary use and (ii) compatible with 
nearby sites and their uses. The special exception may include a site plan identifying and 
limiting such uses and structures.  

Note 4. Park, Playground, Etc. In the C District, a park, playground or community center may be 
privately or publicly owned. 



Note 5. Parking Use in PDD-SF2. The ZBA may issue a special exception to authorize parking of 
motor vehicles in connection with nearby commercial activities, upon approval by the ZBA of the 
types of vehicles, design of parking facilities (including landscaping, paving, lighting, fences or 
walls, signs, etc.) and curb cuts, all of which may be included as site-specific conditions of the 
special exception.  

Note 6. Light Office Use in PDD-C1. The only commercial use allowed in PDD-C1 is light office use, 
meaning offices for conducting real estate, insurance and other similar businesses and the 
offices of the architectural, clerical, engineering, legal, dental, medical and other established 
and recognized professions, in which only such personnel are employed as are customarily 
required for the practice of such business or profession.  

Note 7. Garden-style use in PDD-TH4 . "Garden-style" single family detached use is allowed in PDD-
TH4 if authorized by a site plan meeting the requirements of Ordinance No. 1560, adopted 
October 12, 1998, which is continued in effect for the original site plan and for amendments and 
replacements of that plan. Such a site plan, after approval by ordinance in accordance with 
Article 14, controls over any provision elsewhere in this ordinance.  

Note 8. Attached dwellings in PDD-SF3. Any existing attached dwellings which complied with the 
former Schedule PDD-TH3 (Browning Townhouse PDD) at the time of their construction have 
PNC status, under and subject to Article 12 of this ordinance. The minimum width for interior 
side yards for such dwelling units is zero where there is an existing common wall (or existing 
continuously-abutting separate walls) along the property line, in either case with a four-hour fire 
rating or better. The minimum number of parking spaces is two per dwelling unit, and additional 
guest parking is not required, notwithstanding other provisions of this ordinance or any special 
exception issued under this ordinance.  

Note 9. School (other) . A special exception may authorize this use on sites wholly within the C 
District or partially within the C District and partially within another district.  

Note 10. Uses in TCC. The only uses allowed in TCC are retail, light office use, and food service 
use. TCC does not allow for residential use of any kind, bars or club uses, entertainment 
venues, sexually oriented businesses, auto-intensive uses, gambling establishments, surgical or 
emergency clinics, or any medium commercial uses.  

Note 11. Hours of operation. In the C, TCC and PDD-C1 districts, hours of operation for commercial 
uses shall not unreasonably impact the residential character of adjoining residential districts. All 
operations, including deliveries and other outdoor activity, shall comply with the City's noise 
regulations; see Chapter 54 of the Code of Ordinances. All commercial garbage and trash 
collection activities shall comply with Chapter 38 of the Code of Ordinances.  

Note 12.  Parking Lot Use in PDD-SF3.   PDD-SF3 may be used for (i) parking, loading and unloading 
and sorting/inventory of contents of vehicles, trucks and vans (2 axels maximum) owned by 
AT&T and/or its employees only, as part of the telecommunications business only, limited to  
7am-7pm Monday-Saturday except related to services to medical facilities, due to customer 
medical emergencies or catastrophic events (storms, terrorist events, etc.), or parking only, 
which may occur at other times, (ii)   vehicles temporarily required for repairs/construction 
relating to the adjacent building under common ownership, limited to the term of a valid City 
building  permit, (iii) no use (non-use is not abandonment), and (iv) any use permitted by a 
current special exception.   Washing, refueling and mechanical services are prohibited, but 
minor emergency repairs (flat tire, dead battery, out of fuel, etc.) are permitted.  Transporting 
personal items (including food) to and from vehicles and adjacent building under common 
ownership, and transporting trash, litter and materials to and from vehicles and waste storage 
areas is permitted.  Resting and phone calls are permitted within vehicles.  Structures are 
prohibited, unless permitted by a current special exception.   The parking lot shall comply with 
City Code, including light and noise restrictions applicable to residential areas.  The existing 
solid walls and gates, and the landscaping outside the walls must be maintained in good 



condition.  Monthly landscaping services are required.  No exterior signage is permitted, except 
as required by law.  Parking lot use on any lot in PDD-SF3 shall terminate upon: (i) 
independent sale of the lot, (ii) sale of all of AT&T’s facility on Bellaire/Academy to an entity not 
in the telecommunications business.   Merger of AT&T into another entity in the 
telecommunication business will not terminate the parking lot use. 

Note 13.  Access/Parking Limits in PDD-SF3 during Parking Lot Use.  The following limitations apply 
to Parking Lot use: (i) access is prohibited from the parking lot to Ruskin St., (ii) parking/driving 
of vehicles owned by AT&T and/or its employees is prohibited on Ruskin St. and Cason St., 
except for residents/invited guests, and temporarily while providing telecommunication services 
to residents on those streets, and (iii) access to/from the parking lot shall be from Bellaire Blvd.  
via Academy St. to the parking lot except temporarily while providing telecommunication 
services to residents on those streets. 

 



 
 TABLE 7-2 

  

 

Table 7-2, cont. 2 

General Rule: No part of any structure may be located within a part of a building 
site included within a yard defined, by District, in this table. ("N/A" means the 
rule does not apply.) Exceptions/Special Rules: (1) Structures may be located in 
yards to the extent allowed by the Projections Schedule. (2) See special rules 
noted in table. (3) See PDD Schedules for Planned Development Districts. (4) See 
additional setbacks in the PWSF Schedule.  

Item  
Measureme

nt  
PDD-  
SF1  

PDD-  
SF2  

PDD-
SF3 

PDD-  
TH1  

PDD-  
TH2  

PDD-  
TH4  

PDD-  
TH5  

PDD-  
TH7  

PDD-  
CI  

Front 
yard  

Distance 
from front 
street line.  

20 feet if the building 
site depth is 110 feet or 

less; 25 feet if the 
building site depth is 

more than 110 feet but 
not more than 125 feet; 

30 feet if the building 
site depth is more than 
125 feet. See Note 5 .  

10 ft. See Note 7.  
20 ft.  

(Mercer 
Street)  

5 ft.  
(Bellaire 

Blvd.)  

Interior 
side yard  

Distance 
from side 
property 
line (each 

side).  

Greater of 10% of 
building site width or 5 

feet. See Note 2.  

5 ft. See Notes 4.1 and 4.2. See 
Note 7.  

20 ft. 
(south 

property 
line)  

N/A  

Street 
side yard  

Distance 
from side 

street line.  

Greater of 10% of 
building site width or 5 

ft. See Notes 2, 6 .  
10 ft. See Note 7 .  

10 ft.  
(Bissonnet)  
   

See 
Note 8.  

Rear 
yard  

Distance 
from rear 
property 

line.  

20 ft. See Note 1.  
20 ft. 
See 

Note 1.  

10 ft. 
See 

Note 
1.  

20 ft. See Note 
1.  

5 ft. (west  
property 

line)  

See 
Note 8.  

SF  
Bufferya

Distance 
from 

N/A  20 ft. 
See 

10 ft. 
See 

20 ft. See Note N/A  See 



rdBuffer-
yard  

nearest part 
of an SF 
District  

Note 7.  Note 
7.  

7.  Note 8.  

  

Note 1. Through Lots or Building Sites or Rear Through Lots or Building Sites. If a lot or building site 
extends all the way through a block so that the front and rear both abut a street area, there is no 
rear yard. The site is a "through" or "rear through" lot or building site, and is considered to have 
two front yards, one at each street frontage. Front yard (setbacks) shall be as provided in Table 
7-2. Exception: If the site is "flag" shaped or irregular, the "flag" portion shall have the same 
setback as the adjoining building sites fronting that street.  

Note 2. Narrow Site "3/7" Exception. Alternate side yard areas apply to a building site meeting all 
four of the following criteria: (A) The building site is less than 55 feet wide. (B) The use is single-
family (detached) use. (C) Outside the rear yard, no main wall surface of any building is closer 
than 10 feet to any main wall surface of a "prior building" on another building site (unless there 
are "prior buildings" on both sides, each within seven feet of the property line, in which case the 
minimum separation from a "prior building" is eight feet). A "prior building" is a building in 
existence, under construction or covered by a current building permit when a building permit is 
issued for the subsequent building. (D) The owner has designated alternate side setback areas 
in a form approved by the administrative official and in accordance with all of the following 
criteria: (1) Minimum setback, interior: 3 feet. (2) Minimum setback, street side: 5 feet. (3) 
Minimum setbacks, both sides combined: greater of 10 feet or 20% of the building site width. (4) 
On each side, the setback is uniform in width along its entire length. See Table 7-5a regarding 
"alternating driveway" rule.  

Note 3. Rotated Corners. For rotated corner building sites (SF-1 District only), the minimum side 
street yard width is: (i) 10 feet if the building site width is 65 feet or less, (ii) 10 feet plus the 
distance by which the width of the building site exceed 65 feet, if the building site width is more 
than 65 feet but less than 75 feet, (iii) 20 feet if the building site width is 75 feet or more but less 
than 100 feet, or (iv) for building sites 100 feet wide or more, the side street yard width is 
determined by the same rules as the front yard depth, except that the "depth" of the building site 
is measured from the side street line.  

Note 4.1. Common Walls. In the TH, GR-2, C, and all PDD-TH districts, the ZBA may issue a special 
exception for a zero-width side yard, but only upon application by both property owners and only 
if the special exception is conditioned upon the construction and maintenance of a common wall 
or continuously abutting separate walls (in either case with a four-hour fire rating or better) 
along the property line. See, also, Note 7, below, for QMDS.  

Note 4.2. Common Walls in New Townhouse Construction. In all PDD-TH districts, where new 
townhouses are concurrently constructed on two or more abutting building sites along a block 
face, zero-width side yards are allowed by right wherever a common wall or continuously 
abutting separate walls will be constructed and maintained (in either case with a four-hour fire 
rating or better) along the property line. On each building site that contains the end townhouse 
in a row of attached townhouses on abutting sites, the interior side yard requirement, or the 
street side yard requirement for a corner site, shall apply along the side property line where a 
common wall or continuously abutting separate walls will not be constructed. See, also, Note 7, 
below, for QMDS.  

Note 5. Major Thoroughfares. The ZBA may issue a special exception for a front yard less than 30 
feet deep abutting a major thoroughfare, if the front yard prescribed is at least 10 feet deep, and 
if the special exception requires the greatest practicable amount of pervious area in the front 
yard.  



Note 6. Special Exception. The ZBA may prescribe a different street side yard by special exception 
relating to frontage. See Article 8. 

Note 7. Yards In QMDS. In a QMDS, yards are only required around the perimeter of the subdivision 
and are designated by the subdivision plat. See definition of QMDS. Standard projections into 
QMDS yards are allowed per the Projections Schedule. In addition:  

(a) Front yard (GR-1 or GR-2 Only): A principal building with an internal access garage may 
project as close as 10 feet to the street area if, in the projecting part: (a) there is a first-floor 
porch or with at least 80 sq. ft. of floor space (open or screened) and no dimension smaller 
than seven feet; (b) above the porch or court, no more than half the usable floor space is 
enclosed (coverings and other floor space, including open or screened porches, are 
allowed above all the porch or court); (c) the cornice height does not exceed 27 feet; (d) 
there are no more than 2.5 stories; and (e) there is no garage space.  

(b) Front yard: Bay windows, canopies and balconies at least 18 inches above grade may 
project up to 24 inches beyond the principal building. Steps and handrails may project up 
to 30 inches beyond the principal building.  

(c) Rear Yard and SF Bufferyard. Buildings up to 10 feet high (measured from finished grade to 
top of roof plate) may project, but not closer than 10 feet to the property line.  

Note 8. Yards in PDD-C1. In PDD-C1, the yards and street lines are as follows, notwithstanding 
other provisions of this ordinance: (i) The rear yard is the area within 20 feet of the rear property 
line (the line farthest from Bellaire Blvd.) of any building site, and for this purpose, the said rear 
property line shall be not in excess of 120 feet from the north right-of-way line of Bellaire Blvd. 
Exception: The rear yard upon Lot 2, Block 35, Colonial Terrace Addition (also known as the 
south 140 feet of Tract 9, Cambridge Place) is the area within 40 feet of the rear property line of 
said lot, said rear property line being located 140 north of the north right-of-way line of Bellaire 
Blvd. (ii) The street side yard is the area within ten feet of any side street line where the street 
area is 50 feet or less in width, or within five feet of any side street line where the street area is 
more than 50, but less than 70, feet wide. (iii) The front yard is the area within five feet of the 
front street line (which is the common boundary with Bellaire Boulevard). Any area outside of a 
building line established by ordinance or by recorded plat is considered part of the 
corresponding yard.  

Note 9. Yards in TCC. In TCC, the front street line is designated as the common boundary of the 
building site and the Edloe Street street area. For building sites with a side street along Rice 
Boulevard, the side yard shall be zero feet. For building sites with a side street line along 
University Boulevard, the side yard shall be five feet. The rear yard may be reduced by any 
future reduction in the width of the utility easement along the Poor Farm Ditch.  

 

  



 
 TABLE 7-3 

  

 

Table 7-3, cont. 3 

General Rule: Every building site must have the minimum open and pervious 
areas shown, by District, in this table. ("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See PDD Schedules for planned development 
districts. (2) See special rules noted in table. (3) See the Projections Schedule 
for details about calculating open and pervious areas.  

Item  Measurement  
PDD-
SF1  

PDD-
SF2  

PDD- 
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-
C1  

Open 
area  

Front yard, 
minimum 

percentage.  
60%.  N/A  N/A  

 

Rear yard, 
minimum 

percentage. 
See Note 6.  

60%. See Note 1.  N/A  N/A  

 
Entire building 
site, minimum 

percentage.  
40%  25%  N/A  

Pervious 
area  

Front yard, 
minimum 

percentage  
50%  50% See Note 2.  N/A  

 
Entire building 
site, minimum 

percentage  
24%  15%  N/A  

 
Landscaping 

strips  
Required, except for SFD uses on building sites with 5,000 sq. ft. or more. See 

Notes 3 and 5.  

 Qualified trees  

For SFD uses on building sites with 5,000 sq. ft. or more, there must be at 
least one qualified tree in the front yard or in the adjacent street area. For all 

other uses, each qualified tree required by this ordinance or Chapter 82 of 
the Code of Ordinance must be located within a contiguous and reasonably 



compact pervious area containing at least 25 sq. ft. However, additional or 
better pervious area may be required to comply with Chapter 82.  

 
Pervious 

pavement  
In a QMDS only, pervious pavement is allowed to be used for all vehicular 

areas, and part of it may count as pervious area. See Note 4.  

 
Parking areas, 

interior  

Each parking area containing 21 or more parking spaces must contain interior 
pervious areas in "island" or "peninsula" configurations aggregating in area at 

least two square feet for each parking space.  

  

Note 1. Rear Yard Adjacent to Non-SF . The ZBA may issue a special exception to reduce the 
requirement for open area in a rear yard in a SF District to not less than 40%, if the rear yard 
abuts a non-SF District.  

Note 2. Pervious Area in QMDS . Front yard minimum pervious area requirement in a QMDS is 
40%., or 30% for a front yard in a QMDS "low-impact motor court."  

Note 3. Landscaping Strips . Vegetated pervious areas required as follows: (a) minimum five feet 
wide adjacent to each street area (or 3.5 ft. if located in front of a fence or wall at least 3.5 feet 
high), and (b) minimum 18 inches wide to separate each paved vehicular area from a fence or 
subdivision or replat boundary. Exception: Strips are not required along alleys or where they 
must be crossed by sidewalks or driveways. Strips along street areas must have live, evergreen 
shrubs (maximum spacing is 3.5 ft.) and live qualified trees under Chapter 82 of the Code of 
Ordinances (maximum spacing is 20 ft.). The administrative official may approve different 
spacing for shrubs or trees, upon a showing that (i) the spacing is allowed by standard urban 
forestry criteria for the particular species and location and (ii) the spacing will comply with 
Chapter 82. The ZBA may issue a special exception to allow a landscaping strip to be located 
in whole or in part within a street area, if the ZBA finds that the particular landscaping will, in all 
probability, be allowed to remain intact for at least 50 years and that it can be maintained and 
will function as well as a strip located completely on private property. 

Note 4. Pervious Pavement . In a QMDS, the area of the holes or gaps (if actually pervious) counts 
toward pervious area requirements (but no more than 30% out of any area with pervious 
pavement may count).  

Note 5. Visual Buffer Zone. In TCC, along the east edge of each property a landscaped buffer zone 
shall be established consisting of trees, shrubs, and other durable vegetation adequate to 
minimize the transmittal of light and provide a visual buffer between a use in TCC and adjacent 
SF district properties. Evergreen shrubs shall be planted to form a continuous hedge with no 
gaps. Shrubs shall be hardy species that will withstand freezing temperatures. The plants shall 
be at least 18 inches in height as measured from the surrounding soil line and shall have a 
maximum 18 inch width at the widest portion when planted. Shrubs shall be capable of growth 
to not less than 48 inches in height when measured from the surrounding soil line and shall form 
a continuous hedge within three annual growing seasons. Shrubs shall be maintained at a 
height that does not interfere with overhead utility lines. Trees planted in the buffer zone shall 
not interfere with overhead utility lines.  

Note 6. Old Stock Housing. The ZBA may issue a special exception to reduce the open area 
requirement in the rear yard, if the ZBA determines: (i) the reduction is reasonably necessary to 
preserve or protect old stock housing as it then exists or as it may be proposed to be remodeled 
or expanded (up to a total gross floor area, for all buildings on the site, that does not exceed the 



greater of 3,400 square feet or 200% of the gross floor area of all the buildings on the site when 
the principal building was built, before 1980); and (ii) there will be no substantial adverse impact 
upon nearby properties.  

 



 
 TABLE 7-4a 

  

Table 7-4a, cont.  

General Rule: Every building site, garage space and related 
structure must conform to the applicable regulations 
shown, by District, in this table. ("N/A" means the rule does 
not apply.) Exceptions/Special Rules: (1) See special rules 
noted in table. (2) See Article 9 regarding Planned 
Development Districts. (3) See Note 1 regarding special 
exceptions.  

Item  
Regulati

on  
PDD-  
SF1  

 
PDD-  
SF2  

PDD-  
TH1 
SF3 

PDD-  
TH1  

PDD-  
TH2  

PDD-  
TH4  

PD
D-  
TH
5  

PD
D-  

TH7  

PDD-  
C1  

Garag
e 

space, 
in 

gener
al  

Garage 
parking 
spaces. 

See 
Article 

10.  

Minimum 2.0 (1.0 per 
DU for old stock 

housing); each must be 
enclosed or semi-

enclosed and adjoin a 
driveway. Maximum 1.0 

per 2,225 of building 
site area, not to exceed 

4.0.  

Minimum 2.0 per DU; must 
be enclosed.  

Minimum 2.0 per DU; 
must be enclosed.  

N/A  

 

Minimu
m garage 
parking 
space 

dimensio
ns  

10 feet wide, 20 feet 
deep (for each required 
garage parking space).  

10 feet wide, 20 feet deep 
(for each required garage 

parking space).  

10 feet wide, 20 feet 
deep (for each required 
garage parking space).  

N/A  

Garag
e 

doors 
or 

openi
ngs  

Maneuve
ring area  

See Article 10  

N/A  



 

Door or 
opening 
facing 
front 
street 
line.  

Prohibited unless: (i) 
the garage door is set 
back ten feet or more 
from the front yard, 
and (ii) there is only 
open area above the 
driveway for at least 

seven feet inward from 
the front yard, and (iii) 

any structure above the 
driveway (and within 
ten feet of the front 

yard) must be 
cantilevered or 

suspended from the 
building (no special 

posts or vertical 
supports being 

allowed).  

(May affect eligibility as 
QMDS. See definitions in 

Article 2. )  
N/A  

 

Door or 
opening 
facing 
side 

street 
line  

Prohibited unless: (i) 
the garage door is set 
back ten feet or more 
from the side street 
line, and (ii) there is 

only open area above 
the driveway for 10 at 

least seven feet inward 
from the side street 

line, and (iii) any 
structure above the 

driveway (and within 
ten feet of the side 
street line) must be 

cantilevered or 
suspended from the 
building (no special 

posts or vertical 
supports being 

allowed).  

(May affect eligibility as 
QMDS. See definitions in 

Article 2. )  
N/A  



Garag
e 

access
ory 

buildi
ngs  

Limit on 
non-

garage 
space  

Max. 600 sq. ft. GFA in 
any accessory building 

containing garage 
space.  

N/A  N/A  

 Note 1. Special Exceptions . The ZBA may issue a special exception for a parking area, 
garage or driveway in another location or with a different design than prescribed by this 
table, if it finds that: (i) the other location or design will not unreasonably interfere with 
available light and air and will not significantly alter access for fire-fighting and similar 
needs; (ii) the other location or design will prevent the destruction of a qualified tree; (iii) 
in the case of the remodeling of a principal building, the location requested is the same 
location as an existing parking area, garage or driveway; or (iv) the location or design 
requested is necessary for safety considerations. 

 



 
TABLE 7-4b 

  

 

Table 7-4b, cont.  

General Rule: Every structure must conform to the applicable regulations 
shown, by District, in this table.("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See special rules noted in table. (2) See Article 
9 regarding Planned Development Districts.  

Item  Regulation  
PDD-
SF1  

PDD-
SF2  

PDD-
SF3 

PDD-TH1  
PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-C1  

Dwelling 
units  

Maximum 
number per 
building site  

One, plus one AQ  17.5 per acre. See Note 9.  
One plus 
one AQ  

Framed area, 
all buildings 
on a building 

site  

Maximum 
area as a 

percentage 
of building 
site area  

80%  
100%. 

See 
Note 4.  

100% for 
all 

dwelling 
types 
other 

than TH; 
125% for 
TH. See 
Note 4.  

100%. See Note 4.  N/A  

Length or 
width, any 

building  

Maximum 
horizontal 
dimension  

N/A  130 feet. See Note 3.  N/A  

Exterior 
materials, 

any building.  
Type  N/A  

Must be of equal grade and quality, all sides. See 
Section 8-104.  

Separation of 
DU's  

Fire-rated 
wall  

N/A  
A four-hour firewall, or its equivalent, must separate 
adjoining dwelling units. See Notes 3 and 5. See also 

Note 10 (PDD-TH7 only)  

SF privacy 
protection  

See Note 8.  N/A  
Applies. See Note 8. See also Note 10 

(PDD-TH7 only)  
N/A  



Accessory 
buildings  

See Article 10 
regarding 

garage 
space.  

Maximum 
number per 
building site  

N/A  3  N/A  

Height, 
maximum  

25 ft.  35 ft. See 
Note 2.  

Principal 
buildings  

Stories, 
maximum  

2 and one-half  3  N/A  

Height, 
maximum, in 

feet  

35, 25 in rear yard. 
See Note 1  

35. See Notes 1 and 7.  35  

Minimum 
gross floor 

area, square 
feet  

1,400 each DU  1,200 each DU  
1,600 
each 
DU  

1,300  

 

Width, feet 
(min,), 

outside to 
outside  

N/A  16, each DU  N/A  

Height and 
screening of 

rooftop 
mechanical 
equipment  

See Note 11.  

N/A  

Applies  

  

Note 1. Antennas and Chimneys. Roof-mounted radio or television antennas on a principal building 
in a residential district may project up to four feet above the roof. The maximum height of 
chimneys attached to a principal building is the greater of 35 feet or four feet above the roof.  

Note 2. Height In C District. In the C District, no part of any structure (except a fence) may be higher 
than the horizontal distance from that part to the nearest part of an SF District.  

Note 3. Building Detail, TH, PDD-TH and GR Districts. To separate buildings, there must be open 
area at least five feet wide maintained so that firefighters with hoses could pass through.  

Note 4. Framed Area In QMDS. Allowed square footage for a given building site is calculated by 
multiplying the allowable percentage by (a) the building site's area plus (b) an allocated part of 
any common use areas in the same QMDS (e.g., access easements, private streets, alleys, 
reserves, etc. that are not part of a building site). The allocated part is proportional to the 
building site's area divided by the area of all building sites in the same QMDS.  



Note 5. Building Code. Separation requirements are in addition to other requirements of building 
codes and other ordinances. See Code of Ordinances.  

Note 6. Height in GR-1, GR-2. Principal buildings in GR-1 or GR-2 Districts may be three stories 
high, but subject to the lower height limits prescribed for projecting spaces. See Table 7-2, Note 
7.  

Note 7. Certain Projecting Buildings . Special height rules apply to buildings projecting into yards. 
See Tables 7-2 and 7-6.  

Note 8. SF privacy protection . On a building site where this applies, there may not be a direct sight 
line from any "third-floor viewpoint" to any point in an "SF privacy zone." A "third-floor viewpoint" 
is any viewpoint on a "third-floor area" at eye level (six feet) or lower. A "third-floor area" is any 
floored area (indoors or outdoors) where the floor is 18 feet or higher. The "SF privacy zone" 
includes every point: (i) within 100 feet of the third floor viewpoint in question, (ii) on a building 
site in an SF District, and (iii) below 20 feet in height. See Figure SFP.  

Note 9. Calculation of DU's Per Acre . In a QMDS only, the total number of DU's is divided by the 
total acreage of the QMDS to calculate the number of DU's per acre.  

Note 10. Spacing of Dwelling Units in PDD-TH7 . Except where dwelling units are separated by 
common walls, the minimum distance between dwelling units shall be as follows: (i) No part of 
any dwelling unit may be closer than five feet to another dwelling unit. (ii) No window may be 
closer than 50 feet to a facing window to living space in another dwelling unit. (iii) Neither eaves 
nor balconies may be closer than 40 feet to a facing window to living space in another dwelling 
unit. (iv) Neither windows to living space nor balconies may be closer than 20 feet to any facing 
wall of another dwelling unit.  

Note 11. Rooftop Mechanical Equipment. In the C, TCC and PDD-C1 districts, any rooftop 
mechanical equipment, whether new or replacement equipment, shall be accommodated within 
the maximum building height limit and shall be fully screened from off-site and street area views 
through design and materials consistent with the overall design and colors of the principal 
building. This may include use of sloped roofs, a low parapet wall or other architectural 
elements that conceal flat roof areas where mechanical equipment is mounted, provided that all 
such building features comply with and do not project above the maximum building height limit.  

Note 12. Building Placement and Maximum Height in TCC. In TCC, the following height restriction 
shall apply: (i) Principal buildings shall be located in the front 60 feet of the building site and 
shall be limited to 2 stories and 35 feet in height, including any rooftop mechanical equipment. 
(ii) Accessory structures shall be located in the rear 70 feet of the building site and shall be 
limited to 35 feet in height, including any rooftop mechanical equipment. (iii) Any rooftop 
mechanical equipment, whether new or replacement, shall be fully screened from off-site and 
street area views through design and materials consistent with the overall design and colors of 
the principal building. This may include use of sloped roofs, a low parapet wall or other 
architectural elements that conceal flat roof areas where mechanical equipment is mounted, 
provided that all such building features comply with and do not project above the maximum 
building height limit.  

Note 13. Street Level Orientation in TCC. In TCC, the first floor of all buildings shall be at grade level. 
Elevated structures with open areas or parking below the second floor are not permitted.  



 
TABLETable 7-5a 

Table 7-5a, cont.  

General Rule: Every building site, vehicular area and related structure must 
conform to the applicable regulations shown, by District, in this table. 
("N&A" means the rule does not apply.) Exceptions/ Special Rules : (1) See 
special rules noted in table. (3) See Article 9 regarding Planned Development 
Districts. (3) See Note 7 regarding special exceptions. (4) See Article 10.  

Item  Regulation  PDD-SF1  PDD-SF2  PDD-SF3 
PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-  
C1  

Off-street 
parking 

spaces and 
parking 
areas  
Other 

regulations 
apply; see, 
e.g. Article 

10  

Number, 
location, 

size, design  

Depends on land use, layout, etc. See this Table, Table 7-4a, and Article 10 
(including maneuvering areas, design requirements, "same site" rule, yards, 

street areas, loading spaces, etc.).  

 
Grouping or 

sharing.  
Not allowed, except in a QMDS platted parking reserve serving two or more 

DU's. But see Note 2.  

 
Use of 

parking areas  
Parking spaces for non-SFD uses may only be used for motor vehicle parking. 

See Note 3.  

 
Maneuvering 

areas  
See Article 10.  

Emergency 
accessway  

Minimum 
width  

See Note 1.  

20 ft, via public or private street, to each principal building and each DU (or 
to an adjacent open area accessible to firefighters and equipment). Other 

regulations also apply, e.g, fire code.  

Driveways 
and private 

streets  
Other 

regulations 

Minimum 
width  

See Note 1.  

For SFD use: nine ft.  
For non-SFD residential use: 10 feet, or 17 feet if two-way and serving three 

or more DU's.  

Maximum 
width (in 

For SFD use: (i) Driveway serving any single-bay garage: 12 feet. (ii) Driveway 
in a front yard serving rear garage or side-facing garage: 12 feet. (iii) 



apply; see, 
e.g. Article 

10.  

front yard or 
street area)  
See Note 1.  

Driveway in side street area of a corner site serving a side-facing garage with 
three or more bays: 30 feet; (iv) Any other driveway: 20 feet. For other 

residential uses: 24 ft. (or 35 feet if connecting to a major thoroughfare). For 
all other uses: 30 feet (or 35 feet if connecting to a major thoroughfare).  

Maximum 
length  

For non-SFD uses: 160 feet, driving distance to the nearest street area, 
measured along centerline from farthest end point. A longer driveway is 

allowed if there is an approved turnaround or second means of egress, or if 
the driveway is platted as part of the common area in a QMDS.  

Route, 
location  

See Note 6  N&A  

Spacing  
For non-SFD uses: There must be at least 40 feet between the "inside" apron 

edges (at their narrowest points) of driveways serving the same building 
site.  

Pavement  
Required 

type  
See Note 4.  

For SFD use: Hard-surfaced or pervious pavement required for each required 
driveway and parking space; twin "ribbons" of pavement are permitted. For 

all other uses: Reinforced concrete, with curbs and drains required for all 
vehicular areas. Exceptions: (i) See Table 7-3 (pervious pavement) and Note 

4, below. (ii) See Article 10 regarding "overhang."  

Markings; 
wheel 
stops.  

Required 
type  

For non-SFD uses: Parking spaces must be clearly marked on the pavement, 
and wheel stops are required. See Note 12.  

Curb cuts  
Other 

regulations 
apply; 

see, e.g. 
Article 10 

and 
Chapter 70 
of the Code 

of 
Ordinances.  

Number  
For SFD use: Maximum one per designated building site abutting the street. 
For non-SFD uses: Maximum one per 50-ft. segment of street line. See Note 

5.  

Max. width 
per 50-ft. 

segment of 
street line  

Four feet (for aprons) plus the maximum driveway width allowed. Each curb 
cut must be confined to the part of the street area that directly abuts the 

building site(s) served. See Note 1.  

Visibility 
triangles  

Forbidden 
structures, 
plants and 

See Chapter 82 of the Code of Ordinances.  



other things  

 

Note 1. Width measurement methods . Minimum driveway width refers to unobstructed vehicular 
access path and, for non-SFD use, pavement. Maximum driveway width refers to maximum 
width of pavement in a front yard or street area, excluding complying curb cut aprons. Maximum 
curb cut width refers to the width of the driveway plus aprons, measured at the edge of the 
roadway.  

Note 2. Grouped or shared parking . Article 10 also provides for a special exception, in certain 
circumstances.  

Note 3. Parking exclusivity (non-SFD uses) . Required parking spaces must be kept open, readily 
accessible and used for parking only, with no sales, dead storage, display, repair work, 
dismantling or servicing of any kind. Required guest parking spaces must be kept open and 
reserved for that use only.  

Note 4. Pavement . The ZBA may issue a special exception to allow other materials if it finds that 
they will provide equal or better durability.  

Note 5. Curb cuts. The ZBA may issue a special exception for additional curb cuts. Exception: The 
Administrative Official may authorize additional curb cuts for a corner site when in compliance 
with the requirements for two curb cuts for circular driveways specifically allowed by Chapter 70 
of the Code of Ordinances. These additional curb cuts are not prohibited and do not require a 
special exception.  

Note 6. Route; Alternating Driveways . Each driveway must connect garage space to the street by 
the most direct route. On narrow sites where alternate side yard areas apply (see "Yards" 
table), the following special restrictions also apply: (A) there must be a driveway located as 
nearly as practicable to one side of the site; (B) the side is determined in accordance with the 
established driveway pattern for the block face in question, if there is such a pattern; and (C) if 
there is no such pattern, and if there is an adjacent driveway on one adjoining building site but 
not the other, the driveway must be on the side farthest from the adjoining driveway. 
Exceptions: (i) this paragraph does not prohibit circular driveways specifically permitted under 
another ordinance of the City, and (ii) a driveway may be curved or moved away from the most 
direct route to the extent reasonably necessary to avoid destroying or seriously injuring a tree.  

Note 7. Special Exceptions . The ZBA may issue a special exception for a parking area, garage or 
driveway (or other maneuvering area) in another location or with a different design than 
prescribed by this ordinance, if it finds that: (i) the other location or design will not unreasonably 
interfere with available light and air and will not significantly alter access for fire-fighting and 
similar needs; (ii) the other location or design will prevent the destruction of a qualified tree; (iii) 
in the case of the remodeling of a principal building, the location requested is the same location 
as an existing parking area, garage or driveway; or (iv) the location or design requested is 
necessary for safety considerations.  

Note 8. Curb Cuts in PDD-TH1 . (i) If a building site abuts both Bellaire Boulevard and another street, 
then all vehicular access shall be from the other street, and no more than two curb cuts shall be 
allowed. However, in the case of the development of Lots 6, 7, 8, 9 and the east ten feet of Lot 
10, Block 1, Kent Place Addition, if Lot 6 is included in the same building site or in a joint 
development with the other lots, vehicular access shall be limited to one curb cut on Mercer 
Street. (ii) If a building site abuts only Bellaire Boulevard, vehicular access shall be limited to 
two curb cuts.  



Note 9. Curb Cuts in PDD-TH5 . (i) If a building site abuts both Academy and Bissonnet, no curb cuts 
on Bissonnet and no more than two curb cuts on Academy are permitted. (ii) If a building site 
abuts only Bissonnet, there may be no more than two curb cuts.  

Note 10. Driveways in PDD-TH7. Cul-de-sac driveways in PDD-TH7 may not exceed 50 feet in 
length, or 200 feet if a terminus is provided with dimensions adequate for turning.  

Note 11. Curb Cuts in PDD-TH2. (i) If a building site abuts both Kirby Drive and another street, there 
may be one curb cut on Kirby Drive and on each other abutting street. (ii) If a building site abuts 
only Kirby Drive, vehicular access shall be limited to two curb cuts.  

Note 12. Curbs as Wheel Stops. Curbs may be used as wheel stops. Area outside a curb-wheel stop 
counts toward minimum parking space dimensions if actually usable as "overhang" and not 
needed for maneuvering area.  

 



 
 TABLE 7-5b 

  

Table 7-5b, cont.  

General Rule: Every structure must conform to the applicable regulations 
shown, by District, in this table. ("N/A" means the rule does not apply.) 
Exceptions/Special Rules: (1) See special rules noted in table. (3) See Article 9 
regarding Planned Development Districts.  

Item  Regulation  
PDD-
SF-1  

PDD-SF-
2  

PDD- 
SF3 

PDD-
TH1  

PDD-
TH2  

PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-C1  

Swimming 
pools  

Maximum 
number per 

building 
site  

One. See Note 1.  See Note 2.  

Tennis 
courts  

Maximum 
number per 

building 
site  

One (may only be a private 
tennis court). See Note 1.  

 

All 
structures  
See, also, 
Article 8.  

Height, 
maximum  

25 feet. But see "Buildings" table for certain building height limits.  
35 ft. 
See 

Note 3.  

 

 Note 1.  Tennis Courts., Swimming Pools in SF Districts . Each tennis court in a SF District must: (i) 
be a private accessory structure for a single building site, (ii) be used for residential purposes 
only, (iii) be open to the sky, but enclosed and screened to a height of at least eight feet on all 
sides, and (iv) never be lighted for play. Each swimming pool in an SF District must be a private 
accessory structure for a single building site and used for residential purposes only.  

Note 2.  Swimming Pools, Tennis Courts In TH Districts . The ZBA may issue a special exception for a 
tennis court or a swimming pool if the ZBA finds that the proposed facility will not create a 
drainage or noise problem and will not cause a significant increase in traffic on nearby streets. 
Tennis courts and swimming pools must comply with the tennis court and swimming pool 
regulations in the SF Districts, but may serve commonly-platted or restricted sites. See Note 1. 

Note 3.  Height in C District . In the C District, no part of any structure (except a fence) may be higher 
than the horizontal distance from that part to the nearest part of an SF District.  

Note 4.  Utility Poles . An ordinary utility pole owned by a franchisee of the City may be up to 43 feet 
high, if the administrative official certifies that the additional height is necessary to separate 



wires of different voltages and capacities from each other and from the ground, applying 
standard technical codes and utility safety guidelines.  
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3800 University Blvd. 
West University Place, TX 77005 

 
713.668.4441 
www.westutx.gov 

 
 
 
 
August 1, 2018 
 
 
Dear Resident/Property Owner, 
 
You are receiving a copy of this letter so that you are aware there will be a presentation on behalf of 
AT&T regarding a brand new application for the possible rezoning of their property at the corner of 
Academy and Ruskin Streets.  This presentation is scheduled for the Zoning and Planning 
Commission meeting to be held on August 9, 2018 at 6:15 pm. 
 
The proposal will affect the six lots owned by AT&T where parking for the building on Bellaire is 
currently utilized.  The request is to rezone these six lots from a Single Family (Detached) 3 (SF3) to 
a newly created Planned Development District Single Family 3 (PDD-SF3) classification.  A full copy 
of the application can be accessed by going to www.westutx.gov/zpc  
 
The meeting on August 9th will be a regular meeting in which the Zoning and Planning Commission 
will hear information on the application and possibly determine if a preliminary report to the City 
Council to call for a joint public hearing should be approved.  This meeting is not a public hearing.  If 
a public hearing is scheduled, all property owners/residents within 200’ feet of the site will be mailed 
a notice of the public hearing.  The notice will also be sent out with water bills and posted in a local 
area newspaper. 
 
If you need additional information or have questions, please call the Public Works Customer Care line 
at 713-662-5839 and we will be happy to assist you. 
 
 
 
 
 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
Debbie Scarcella 
City Planner 
 
City of West University Place 
3826 Amherst, West University Place, TX  77005 
Tel   713.662.5893 
Fax   713.662.5369 
 
 
 
  

http://www.westutx.gov/
http://www.westutx.gov/zpc


 
 
 
 
 

Agenda Item #3 
 



Agenda Item #4 

 

Recently City Council enacted an ordinance requiring that all new construction and major remodeling 
build the structure up two feet above standard base level.  The city does have some structures that have 
repeatedly flooded and so are in a special category for flood insurance purposes.  One way to resolve 
this issue, is to elevate the structure above the base flood elevation.  Doing so may cause the structures 
that are two stories to violate the height limitations of the zoning regulations.  This subject is for 
discussion and possible amendment for those particular structures only if they are going to elevate the 
structure.  Attached is a copy of the new regulations (highlighted in yellow) and the existing height 
regulations (also highlighted in yellow}.  These were included to get the discussion and thought process 
started. 



City of West University Place
Harris County, Texas

ORDINANCE NO. 2051

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WEST

UNIVERSITY PLACE, TEXAS; AMENDING CHAPTER 18, BUILDING

AND DEVELOPMENT, ARTICLE IX, FLOOD DAMAGE PREVENTION, 

SECTION 18 -275, PROVISIONS FOR FLOOD HAZARD REDUCTION, 

OF THE CODE OF ORDINANCES OF THE CITY OF WEST

UNIVERSITY PLACE, TEXAS, AND AMENDING APPENDIX C, 

TECHNICAL CODES SCHEDULE, SECTION C -104, INTERNATIONAL

BUILDING CODE, OF THE CODE OF ORDINANCES OF THE CITY OF

WEST UNIVERSITY PLACE, TEXAS, RELATING TO LOWEST FLOOR

ELEVATIONS AND CONTAINING FINDINGS AND PROVISIONS

RELATING TO THE SUBJECT. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY

OF WEST UNIVERSITY PLACE, TEXAS, THAT: 

Section 1. Chapter 18, Building and Development, Article IX, Flood Damage
Prevention, Section 18 -275, Provisions For Flood Hazard Reduction, of the Code of

Ordinances of the City of West University Place, Texas is amended relating to lowest
floor elevations to read as set out in Appendix A, attached hereto. All other portions of

Chapter 18 of the Code of Ordinances not specifically amended hereby remain in full
force and effect. 

Section 2. Appendix C, Technical Codes Schedule, Section C -104, 

International Building Code, of the Code of Ordinances of the City of West University
Place, Texas is amended relating to lowest floor elevations to read as set out in
Appendix B, attached hereto. All other portions of Appendix C of the Code of

Ordinances not specifically amended hereby remain in full force and effect. 

Section 3. All ordinances and parts of ordinances in conflict with this

Ordinance are repealed to the extent of the conflict only. 

Section 4. If any word, phrase, clause, sentence, paragraph, section or other
part of this Ordinance or the application thereof to any person or circumstance, shall
ever be held to be invalid or unconstitutional by any court of competent jurisdiction, 
neither the remainder of this Ordinance, nor the application of such word, phrase, 

clause, sentence, paragraph, section or other part of this Ordinance to any other
persons or circumstances, shall be affected thereby. 

Section 5. The City Council officially finds, determines and declares that a
sufficient written notice of the date, hour, place and subject of each meeting at which
this Ordinance was discussed, considered or acted upon was given in the manner

required by the Texas Open Meetings Act, as amended, and that each such meeting
has been open to the public as required by law at all times during such discussion, 
consideration and action. The City Council ratifies, approves and confirms such notices
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and the contents and posting thereof. 

Section 6. This Ordinance takes effect immediately upon its passage and
adoption on second reading. 

PASSED, APPROVED AND ADOPTED ON FIRST READING on the 14th day
of May 2018. 

PASSED, APPROVED AND ADOPTED ON SECOND READING, AND SIGNED, 
on the

21St

day of May 2018. 

Ilk
BEST Opp` 

b

orb

tte 
9 

l^ l 
v 

Signed: 

V ity Secre " ry ( Seal) Mayor

s
Al

TEXAS
ended: 

City Manager

Approved as to legal form: 

City Attorney
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City of West University Place
Harris County, Texas

Appendix A

Amended Chapter 18, Article IX, Section 18 -275 Code of Ordinances) 

Sec. 18 -275. - Provisions for flood hazard reduction. 

a) General standards. In all areas of special flood hazards the following provisions are
required for all new construction and substantial improvements: 

1) All new construction or substantial improvements shall be designed ( or modified) and

adequately anchored to prevent flotation, collapse or lateral movement of the structure
resulting from hydrodynamic and hydrostatic loads, including the effects of buoyancy; 

2) All new construction or substantial improvements shall be constructed by methods and
practices that minimize flood damage; 

3) All new construction or substantial improvements shall be constructed with materials

resistant to flood damage; 

4) All new construction or substantial improvements shall be constructed with electrical, 

heating, ventilation, plumbing, and air conditioning equipment and other service
facilities that are designed and/or located so as to prevent water from entering or
accumulating within the components during conditions of flooding; 

5) All new and replacement water supply systems shall be designed to minimize or
eliminate infiltration of floodwaters into the system; 

6) New and replacement sanitary sewage systems shall be designed to minimize or
eliminate infiltration of floodwaters into the system and discharge from the systems into

floodwaters; and, 

7) On -site waste disposal systems shall be located to avoid impairment to them or

contamination from them during flooding. 

b) Specific standards -(AE zones). In all areas of special flood hazards where base flood

elevation data has been provided as set forth in (i) subsection 18- 273( b), ( ii) subsection 18- 

274(b)( 8), or (iii) subsection 18- 275( c)( 3), the following provisions are required: 

1) Residential construction. new construction and substantial improvement of any
residential structure shall have the lowest floor ( including basement), elevated to Of 2
feet above the base flood elevation. A registered professional engineer, architect, or

land surveyor shall submit a certification to the floodplain administrator that the

standard of this subsection as proposed in subsection 18- 274( c)( 1) a., is satisfied. 

2) Nonresidential construction. new construction and substantial improvements of any
commercial, industrial or other nonresidential structure shall either have the lowest floor

including basement) elevated to of 2 feet above the base flood level or together with
attendant utility and sanitary facilities, be designed so that below the base flood level
the structure is watertight with walls substantially impermeable to the passage of water
and with structural components having the capability of resisting hydrostatic and
hydrodynamic loads and effects of buoyancy. A registered professional engineer or
architect shall develop and/ or review structural design, specifications, and plans for the
construction, and shall certify that the design and methods of construction are in
accordance with accepted standards of practice as outlined in this subsection. A record
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of such certification which includes the specific elevation ( in relation to mean sea level) 

to which such structures are floodproofed shall be maintained by the floodplain
administrator. 

3) Enclosures. new construction and substantial improvements, with fully enclosed areas
below the lowest floor that are usable solely for parking of vehicles, building access or
storage in an area other than a basement and which are subject to flooding shall be
designed to automatically equalize hydrostatic flood forces on exterior walls by
allowing for the entry and exit of floodwaters. Designs for meeting this requirement
must either be certified by a registered professional engineer or architect or meet or
exceed the following minimum criteria: 

a. A minimum of two openings on separate walls having a total net area of not less
than one square inch for every square foot of enclosed area subject to flooding shall
be provided. 

b. The bottom of all openings shall be no higher than one foot above grade. 

C. Openings may be equipped with screens, louvers, valves, or other coverings or
devices provided that they permit the automatic entry and exit of floodwaters. 

4) Manufactured homes. 

a. Require that all manufactured homes to be placed within zone A on a community's
FHBM or FIRM shall be installed using methods and practices which minimize
flood damage. For the purposes of this requirement, manufactured homes must be

elevated and anchored to resist flotation, collapse, or lateral movement. Methods of

anchoring may include, but are not limited to, use of over -the -top or frame ties to
ground anchors. This requirement is in addition to applicable state and local

anchoring requirements for resisting wind forces. 

b. Require that manufactured homes that are placed or substantially improved within
zones Al -30, AH, and AE on the community's FIRM on sites: 

i) Outside of a manufactured home park or subdivision; 

ii) In a new manufactured home park or subdivision; 

iii) In an expansion to an existing manufactured home park or subdivision; or

iv) In an existing manufactured home park or subdivision on which a
manufactured home has incurred "substantial damage" as a result of a flood, be

elevated on a permanent foundation such that the lowest floor of the

manufactured home is elevated to of 2 feet above the base flood elevation and

be securely anchored to an adequately anchored foundation system to resist
flotation, collapse, and lateral movement. 

C. Require that manufactured homes be placed or substantially improved on sites in
an existing manufactured home park or subdivision with zones Al -30, AH and AE
on the community's FIRM that are not subject to the provisions of paragraph ( 4) of
this section be elevated so that either: 

i) The lowest floor of the manufactured home is at of 2 feet above the base flood

elevation, or
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ii) The manufactured home chassis is supported by reinforced piers or other
foundation elements of at least equivalent strength that are no less than 36

inches in height above grade and be securely anchored to an adequately
anchored foundation system to resist flotation, collapse, and lateral movement. 

5) Recreational vehicles. Require that recreational vehicles placed on sites within zones

Al -30, AH, and AE on the community's FIRM either: 

a. Be on the site for fewer than 180 consecutive days; 

b. Be fully licensed and ready for highway use; or

C. Meet the permit requirements of subsection 18- 274(c)( 1), and the elevation and

anchoring requirements for "manufactured homes" in paragraph ( 4) of this section. 

A recreational vehicle is ready for highway use if it is on its wheels or jacking system, is
attached to the site only by quick disconnect type utilities and security devices, and has no
permanently attached additions. 

c) Standards for subdivision proposals. 

1) All subdivision proposals including the placement of manufactured home parks and
subdivisions shall be consistent with subsections 18- 271( b), ( c), and ( d) of this article. 

2) All proposals for the development of subdivisions including the placement of
manufactured home parks and subdivisions shall meet floodplain development permit

requirements of subsection 18- 273( c); subsection 18- 274(c); and the provisions of

section 18 -275 of this article. 

3) Base flood elevation data shall be generated for subdivision proposals and other

proposed development including the placement of manufactured home parks and
subdivisions which is greater than 50 lots or five acres, whichever is lesser, if not

otherwise provided pursuant to subsection 18- 273( b) or subsection 18- 274(b)( 8) of this

article. 

4) All subdivision proposals including the placement of manufactured home parks and
subdivisions shall have adequate drainage provided to reduce exposure to flood hazards. 

5) All subdivision proposals including the placement of manufactured home parks and
subdivisions shall have public utilities and facilities such as sewer, gas, electrical and

water systems located and constructed to minimize or eliminate flood damage. 

d) Standards for areas of shallow flooding (AO/AH zones). Located within the areas of
special flood hazard established in subsection 18- 273( b), are areas designated as shallow

flooding. These areas have special flood hazards associated with flood depths of one to three
feet where a clearly defined channel does not exist, where the path of flooding is
unpredictable, and where velocity flow may be evident. Such flooding is characterized by
ponding or sheet flow; therefore, the following provisions apply: 

1) All new construction and substantial improvements of residential structures have the

lowest floor (including basement) elevated to er 2 feet above the base flood elevation or
the highest adjacent grade at least as high as the depth number specified in feet on the

community's FIRM (at least two feet if no depth number is specified). 
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2) All new construction and substantial improvements of nonresidential structures: 

a. Have the lowest floor (including basement) elevated to er 2 feet above the base
flood elevation or the highest adjacent grade at least as high as the depth number

specified in feet on the community's FIRM (at least two feet if no depth number is
specified), or

b. Together with attendant utility and sanitary facilities be designed so that below the
base specified flood depth in an AO zone, or below the base flood elevation in an

AH zone, level the structure is watertight with walls substantially impermeable to
the passage of water and with structural components having the capability of
resisting hydrostatic and hydrodynamic loads of effects of buoyancy. 

3) A registered professional engineer or architect shall submit a certification to the

floodplain administrator that the standards of this section, as proposed in subsection 18- 

274( c), are satisfied. 

4) Require within zones AH or AO adequate drainage paths around structures on slopes, 

to guide floodwaters around and away from proposed structures. 

e) Floodways. Located within areas of special flood hazard established in subsection 18- 

273( b), are areas designated as floodways. Since the floodway is an extremely hazardous
area due to the velocity of floodwaters which carry debris, potential projectiles and erosion
potential, the following provisions shall apply: 

1) Encroachments are prohibited, including fill, new construction, substantial
improvements and other development within the adopted regulatory floodway unless it
has been demonstrated through hydrologic and hydraulic analyses performed in

accordance with standard engineering practice that the proposed encroachment would
not result in any increase in flood levels within the community during the occurrence of
the base flood discharge. 

2) If subsection 18- 275( e)( 1), above is satisfied, all new construction and substantial

improvements shall comply with all applicable flood hazard reduction provisions of
section 18 -275. 

3) Under the provisions of 44 CFR Chapter 1, Section 65. 12, of the National Flood

Insurance Program Regulation, a community may permit encroachments within the
adopted regulatory floodway that would result in an increase in base flood elevations, 
provided that the community first completes all of the provisions required by Section
65. 12. 

f) Severability. If any section, clause, sentence, or phrase of this article is held to be invalid or
unconstitutional by any court of competent jurisdiction, then said holding shall in no way
affect the validity of the remaining portions of this article. 

g) Penalties for noncompliance. No structure or land shall hereafter be constructed, located, 

extended, converted, or altered without full compliance with the terms of this article and

other applicable regulations. Violation of the provisions of this article by failure to comply
with any of its requirements ( including violations of conditions and safeguards established
in connection with conditions) shall constitute a misdemeanor. Any person who violates this
court order or fails to comply with any of its requirements shall upon conviction thereof be
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fined not more than allowed by law or imprisoned for not more than allowed by law, or
both, for each violation, and in addition shall pay all costs and expenses involved in the case. 
Nothing herein contained shall prevent West University Place from taking such other lawful
action as is necessary to prevent or remedy any violation. 

Addition shown by underline; deletion shown by strike -out) 
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Appendix B

Amended Appendix C, Section C -104 Code of Ordinances) 

Sec. C -104. - International Building Code. 
1. The administrative officer is the building official. All hearings, variances etc, are handled

by the BSC. 

2. On sites primarily used for residential purposes, all roofs must have Class A or better fire
residence, as determined under Section 1505. 1, except that wooden roofing materials are
forbidden. 

3. The foundation for each new building ( and each new addition to a building) must meet all
the criteria in this section, as applicable. Exception. if the building or addition does not
contain habitable space ( as defined in the IBC), it must meet only the requirements for
nonhabitable space," as indicated below. 

a. Definitions. In this section: 

A2LA Lab" means a laboratory accredited by the American Association for Laboratory
Accreditation on the basis of ISO /IEC 17025: 1999 ( " general requirements for the

competence of testing and calibration laboratories "). 

RLPE" means a licensed or registered professional engineer of the State of Texas who

is: 

1) Listed with the State Board of Professional Engineers in the structural branch; 

2) Employed by a registered engineering firm of the State of Texas; and

3) Covered by professional errors and omissions insurance that: ( i) has limits of at
least $500,000.00 per claim (and at least $ 1, 000,000.00 per year, aggregate) and ( ii) 

has effective dates - including any retroactive coverage date -that include the entire
period when the person provides services or takes actions regulated by this section. 

RLGE" means a person who is: 

1) Either: ( a) a registered professional geoscientist of the State of Texas, or ( b) a

licensed or registered professional engineer who is listed with the State Board of

Professional Engineers in a relevant branch of engineering ( civil, structural or
geological) and employed by a registered engineering firm of the State of Texas; 
and

2) Covered by professional errors and omissions insurance that: ( i) has limits of at
least $500,000.00 per claim (and at least $ 1, 000,000.00 per year, aggregate) and ( ii) 

has effective dates - including any retroactive coverage date -that include the entire
period when the person provides services or takes actions regulated by this section. 

b. Engineering. Foundations must be constructed in accordance with complete plans and
specifications prepared, signed and sealed by a RLPE. The plans and specifications
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must be prepared specifically for the site of the work, and they must meet criteria as to
scope, content and form specified by the building official. If there are existing trees
either to remain or to be removed) within 20 feet of a foundation, the RLPE must

acknowledge, in writing, that the trees have been taken into account in the preparation
of the plans and specifications. 

C. Basic standards. Each foundation must be an approved basic type listed in the

following chart. In addition, the design of each foundation must be supported by a
geotechnical report and special engineering certification, to the extent indicated in the
following chart. 

Approved Basic Types. Geotechnical Report . Special Engineering
Certification. See Note

See Note 1. See Notes 2 and 3. 
4. 

Structural slab with void space and deep Limited Not required
foundations

Structural floor with crawl space and deep
Limited Not required

foundations

Stiffened structural slab with deep Full Required
foundations

Stiffened non - structural slab with deep Full Required
foundations

Mixed -depth system for all new building Full Required
construction

Mixed -depth system for building additions
Full Required

with deep foundations

Another type approved by special exception As specified in the As specified in the

issued by the BSC. See " i" below. special exception special exception

Note 1. Approved Basic Types. Types of foundations are defined and described in

Foundation Design Options For Residential and Other Low -Rise Buildings on

Expansive Soils" published by the Structural Committee of the Foundation Performance
Association, Houston, Texas (Document # FPA- SC -01 -0, Rev #0, 30 Jun 04, marked

For Website Publishing "), a copy of which is on file in the City Secretary's office
FDO "). 

Note 2. Geotechnical Report, Standards. The plans and specifications for each foundation

must be based on a written geotechnical report prepared, signed and sealed by a RLGE. 
The report must cover all testing and site evaluation, and all must meet all applicable
criteria in "Recommended Practice for Geotechnical Explorations and Reports" 

published by the Structural Committee of the Foundation Performance Association, 
Houston, Texas (Document # FPA- SC -04 -0, Rev #0, 11 April 2001, issued for website

publishing), a copy ofwhich is on file in the City Secretary' s office. The report may be
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limited as allowed by Note 3 below. The minimum depth of borings is 20 feet in all
cases. All required tests and other laboratory work must be performed by an A2LA Lab. 

Note 3. Geotechnical Report, Scope. " Limited" indicates that the geotechnical testing, 
evaluation and report may be limited to a determination of the appropriate depth for the
deep foundations (but the deep foundation components must meet the other criteria
applicable to them). " Full" indicates that the geotechnical testing, evaluation and report
must cover all foundation components. 

Note 4. Special Engineering Certification. Where indicated as " required," for a particular
type of foundation, the RLPE must certify that the plans and specifications were
prepared to achieve a soil- caused foundation movement potential of one inch or less, 

and that the RLPE used the estimated depth of the active zone and at least two of the

following methods to prepare the plans and specifications: 

1) Potential vertical rise ( PVR) determined in accordance with Test Method Tex -124- 

E, Rev. January 1, 1978 /December 1982, Texas State Department of Highways and
Public Transportation, Materials and Test Division, "Method for Determining the
Potential Vertical Rise, PVR" ( a copy ofwhich is on file in the office of the City
Secretary). For this purpose, the " dry" moisture condition (from which little
shrinkage is experienced, but where volumetric swell potential is greatest) shall be
used for each sample and test. 

2) Swell tests performed in accordance with ASTM D4546 -03, " Standard Test

Methods for One - Dimensional Swell or Settlement Potential of Cohesive Soils" as

last revised prior to June 1, 2004. 

3) Suction and hydrometer swell tests performed in accordance with ASTM D5298 -03

Standard Test Method for Measurement of Soil Potential ( Suction) Using Filter
Paper" and ASTM D6836 -02 ' Standard Test Methods for Determination of the Soil

Water Characteristic Curve for Desorption Using a Hanging Column, Pressure
Extractor, Chilled Mirror Hygrometer, and /or Centrifuge," as such methods were

last revised prior to June 1, 2004. 

d. Foundations, Deep Support Components. Deep support components must be of an
approved type. Approved types are listed below. In this list, types of deep support
components are defined and described in FDO. 

1) Drilled and under- reamed concrete piers. 

2) Drilled straight -shaft concrete piers. 

3) Auger -cast concrete piles. 

4) Another type approved by special exception issued by the BSC. See " i." below. 

C. Reinforcement. Reinforcement for each foundation must be of an approved type. 

Approved types are listed below. In this list, types of reinforcement are defined and

described in FDO. 

1) Deformed bar reinforcing. 

2) Another type approved by special exception issued by the BSC. See " i," below. 
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f. Observation and Certification. Each foundation must be professionally observed and
must be certified by an RLPE, as more fully described below: 

1) Observations must: 

i) Be performed either by the certifying RLPE or by one or more persons under
that RLPE' s direct supervision and control whose professional qualifications

are approved by the RLPE ( any such person may be an RLGE, with respect to
geophysical matters); 

ii) Include actual measurement of piers, fill, compaction, reinforcement, forms, 

materials, dimensions, structural elements, attachments, etc. before the work is

covered or concrete is placed ( Note: dimensions of an underground element

may be measured or estimated from the forms, boring or cavity for the
element, before pouring or filling); 

iii) Be performed continuously during placement of concrete; and

iv) Be documented in a form and manner approved by the building official
which may include photographs). 

2) Certifications must: 

i) Refer to and be based upon the professional observations required by this
section; 

ii) State that the work complies with the plans and specifications last approved

by the building official ( with any field changes that are ordered by the RLPE
and reported to the building official and that comply with applicable
regulations); 

iii) Comply with criteria as to form and content as may be specified by the
building official; 

iv) Be signed and sealed by the certifying RLPE; and

v) Be filed with the building official. 

3) Certifications may: 

i) Rely in part upon an attached certification by a RLGE, as to geophysical
matters; 

ii) Rely in part upon an attached certification by an A2LA Lab, as to materials
testing; and

iii) Be expressed as a professional opinion based on RLPE' s knowledge, 

information and belief that does not constitute a guarantee or warranty, express
or implied. 

Before framing or other work commences on top of a foundation ( and before the
foundation is otherwise covered), the permittee must obtain written acknowledgment

from the building official that the certification for the foundation was duly filed as
required above. Certifications, plans, specifications and related items must be kept on

file by the City, available for public inspection, for the retention period required by
public records laws and may be kept longer (for an indefinite period of time). 
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g. Curing concrete. All concrete piers, footings and foundations must be cured for at least
72 hours before any significant load is placed on them. 

h. Nonhabitable space. This paragraph applies to buildings and additions to buildings that

do not contain habitable space ( as defined in the IBC). Footings, beams and monolithic

slabs with integral footings shall be constructed of masonry or reinforced concrete rated
at 2,500 psi @ 28 days ( except for accessory buildings with only one story and less than
200 feet of gross floor area). Each building must have footings, beams and slabs of
reinforced concrete assuming a soil bearing capacity of 1, 500 psi; see R403 of the IRC. 
All footings and beams shall be at least 24 inches deep and at least 12 inches wide and
shall extend at least 12 inches below the undisturbed soil level. Reinforcement for

concrete footings and beams must include at least two # 5 deformed bars top and
bottom, grade 60 ( or better). Slabs must be reinforced with #4 deformed bars, grade 60

or better), spaced no wider than 16- inches on center each way. Post - tensioned slab or
cable foundations are not allowed. 

i. Special exceptions. Excluding the requirement for professional errors and omissions
insurance, the BSC may issue a special exception from any other requirement in
subsection " a" through "h," above, but only upon a showing that: 

1) The requirement will not affect life safety or the performance of a structure; or

2) An alternate requirement to be imposed by the special exception will provide
equal or better protection for life safety and long -term structural performance. 

However: In connection with any special exception, the BSC may require that the
applicant provide supporting engineering data and opinion, and the BSC may impose
conditions to carry out the purpose and intent of applicable regulations. 

J. Elevation of bottom floor. Each foundation shall have an elevation of at least - 5 24
inches above standard base level. 

4. Sheathing (gypsum board) and trim must comply with this section, as follows: 

a. All walls and ceilings within a R -1, R -2, R -3 and R -4 type occupancy shall be sheathed
with Type X gypsum board at least 5/ 8 -inch ( 15. 9 mm) thick. Exception: Where

applicable code ( IBC, IRC) requires otherwise for moisture protection. 

b. All exterior trim (e. g., soffit, fascia, window trim, chimney trim, etc.) must be made of
treated lumber or noncombustible materials. 

5. Structural elements, engineering, etc. must comply with the following section: 

a. Scope. 

1) The structural elements for the following must meet the criteria in this section, as
applicable: 

i) Each new building ( and each addition to an existing building) containing
habitable space and having either a gross floor area of 485 square feet or more
or a finished floor height greater than four feet; and

ii) Each accessible deck, porch, balcony, walkway and similar structure with a
finished floor height greater than four feet. 
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2) This section does not apply to foundation elements observed and certified under
another section. 

b. Definitions. In this section: 

Height is measured from the " standard base level" as provided in the Zoning Ordinance. 

A2LA Lab means a laboratory accredited by the American Association for Laboratory
Accreditation on the basis of ISO /IEC 17025: 1999 ( " general requirements for the

competence of testing and calibration laboratories "). 

RLPE means a registered or licensed professional engineer of the State of Texas who is: 

1) Listed with the State Board of Professional Engineers in the structural branch; 

2) Employed by a registered engineering firm of the State of Texas; and

3) Covered by professional errors and omissions insurance that: ( i) has limits of at
least $500,000.00 per claim (and at least $ 1, 000,000.00 per year, aggregate) and ( ii) 

has effective dates - including any retroactive coverage date -that include the entire
period when the person provides services or takes actions regulated by this section. 

C. Engineering; Plans and Specifications. Structural elements must be constructed in
accordance with complete plans and specifications prepared, signed and sealed by a
RLPE. The plans and specifications must be prepared specifically for the structure in
question, and they must meet criteria as to scope, content and form specified by the
building official. 

d. Specific Requirements. 

1) Framing; Sheathing. All framing must include full exterior sheathing with
structural elements ( or blocking) along all joints. The plans must indicate the type, 
size and spacing of fasteners. All sheathing must be minimum 7/ 16" structural
wood panels. In walls where plumbing, drain, waste or vent lines are located, the
framing members must be two inches by six inches or larger. 

2) Trusses, Joists, Etc. 

i) The species and grade of all lumber used for trusses, joists, purlins, purlin

supports or similar elements must be specified in the plans. 

ii) The length, spacing and direction of trusses and joists must be specified in
the plans. 

iii) Each manufactured wood truss must comply with applicable requirements of
the " National Design Standard For Metal Plate Connected Wood Truss

Construction" published by Truss Plate Institute (TPI), 1 - 2000 Ed. The design
and specifications of any truss built on the site ( and any other truss not already
certified as meeting such TPI requirements), must be included in the plans and
specifications. 

3) Utility -grade lumber may not be used for joists, rafters or vertical framing. 

4) Windspeed clips and straps must meet these minimum requirements: 
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i) Clips: Simpson Strong Tie H2. 5 or equal, installed on every other member as
follows: rafter to double top plate. 

ii) Straps I rafters : Simpson Strong Tie LSTA 18 or MSTA 18 or equal
installed rafter to rafter over ridge, on every other member. 

iii) Strap I beams for porches, patios, garage doors: Simpson Strong Tie
LSTA15 or MSTA15 or equal, installed two on each end of each beam, 

strapped to post/support. 

iv) Purlins: Simpson Strong Tie LSTA 15 or MSTA 15 or equal, installed to
rafters and spaced no wider than 48 inches on center, also installed on purlin

braces and tied to purlins and brace supporting members. 

e. Observation and Certification. Structural elements must be professionally observed and
must be certified by an RLPE, as more fully described below: 

1) Observations must: 

i) Be performed either by the certifying RLPE or by one or more persons under
that RLPE' s direct supervision and control whose professional qualifications

are approved by the RLPE; 

ii) Include actual observation of structural elements and attachments in crawl

spaces before they are covered by floors or other materials; 

iii) Include actual observations of each beam, joist, rafter, truss and similar

element, including each related weld and high- strength bolt: ( 1) after all
required plumbing, electrical and mechanical " rough -in" inspections have been
passed and all expected " notching," boring and similar work has been done, 
and ( 2) before the item is covered; and

iv) Be documented in a form and manner approved by the building official
which may include photographs). 

2) Certifications must: 

i) Refer to and be based upon the professional observations required by this
section; 

ii) State that the portions of the work required to be observed comply with the
plans and specifications last approved by the building official ( with any field
changes that are ordered by the RLPE, reported to the building official and in
compliance with applicable regulations); 

iii) Comply with criteria as to form and content as may be specified by the
building official; 

iv) Be signed and sealed by the certifying RLPE; and
v) Be filed with the building official. 

3) Certifications may: 
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i) Rely in part upon attached certifications by: ( 1) an A2LALab, as to materials
testing, and ( 2) an inspector certified by the City of Houston, as to welds or
high - strength bolts (or meet the provisions of Section 1704.3 of the IBC); and

ii) Be expressed as a professional opinion based on the RLPE's knowledge, 

information and belief that does not constitute a guarantee or warranty, express
or implied. 

Before any a beam, joist, rafter, truss, weld, high- strength bolt or similar element is
covered: ( i) all required city inspections relating to that element must be passed, and ( ii) 
the permittee must obtain written acknowledgment from the building official that the
certification for that element was duly filed as required above. For any given building, 
there may be more than one certification filed. 

After a beam, joist, rafter, truss, weld, high - strength bolt or similar element has been

observed and certified, as provided above, it may not be notched, bored or structurally
altered without: (i) a new or amended permit, if required, and ( ii) a new observation and

certification, in accordance with this section. Certifications, plans, specifications and

related items must be kept on file by the city, available for public inspection, for the
retention period required by public records laws and may be kept longer ( for an
indefinite period of time). 

f. Special Exceptions. Excluding the requirement for professional errors and omissions
insurance, the BSC may issue a special exception from any other requirement in
subsection " a" through " e ", above, but only upon a showing that: 

1) The requirement will not affect life safety or the performance of a structure ( for
its estimated useful life); or

2) An alternate requirement to be imposed by the special exception will provide
equal or better protection for life safety and long -term structural performance. 

However: In connection with any such special exception, the BSC may require that the
applicant provide supporting engineering data and opinion, and the BSC may impose
conditions to carry out the purpose and intent of applicable regulations. 

6. Delete: All appendices of the International Building Code. 

7. In Section 1612. 3, the referenced flood study ( with FIRM and FBFM) means the " Flood
Insurance Study for Harris County, Texas and Incorporated Areas," dated June 18, 2007
revision date), with the most effective Flood Insurance Rate Maps and/or Flood Boundary- 

Floodway Maps ( FIRM and/or FBFM) dated June 18, 2007 (map revised date). 

8. In Section 3410.2, the blank date shall mean the date of that edition of the IBC, as adopted

by the City. 

9. If work done on a building within any 12 -month period constitutes, cumulatively, a
substantial improvement" ( as defined in the City's flood damage prevention ordinances, 

e. g., Section 18 -272 of this Code), the owner shall —to the extent reasonably practicable — 
make the building comply with current code provisions for new construction regarding: ( i) 
structural components ( except foundations) and ( ii) life safety features (hand and guard rails, 
smoke detectors, safety glazing, ground fault circuit interrupters, arc -fault combination
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breakers, emergency egress from sleeping rooms, locking devices on required egress
components, etc.). To determine the " market value" of a pre- existing building, the most
current tabulation of square foot construction costs published by the International Code
Council ( usually as part of " Building Valuation Data." see e.g., 

www.iccsafe.org/cs /techservices) shall be used. 

10. If a building is " substantially damaged" ( as defined in the City's flood damage prevention
ordinances, e.g., Section 18 -272 of this Code), the owner shall cause it to be: ( i) secured to
prevent entry by unauthorized persons, within 24 hours after all embers are extinguished ( or
other damaging occurrence has ended) and ( ii) either demolished ( in accordance with
Chapter 18 of this Code) or rebuilt in conformity with applicable technical codes as though
it were a new building. Normal permits ( including certificate of occupancy) are required. 
Work to demolish or rebuild must begin within 60 days following the date the occurrence
ends and must be completed within a reasonable time, but not longer than the time allowed

by the applicable permit( s). To determine the " market value" of a pre- existing building, the
most current tabulation of square foot construction costs published by the International Code
Council ( usually as part of " Building Valuation Data," see, e.g., 

www.iccsafe.org/cs /techservices) shall be used. 
11. All basement construction for each new building ( and each new basement for an existing

building) shall meet the requirements of this section. 

a. Definitions. 

A2LA Lab ", "RLPE" and " RLGE" have the same meaning as stated in [ Sub] section 3. a. 
of this Section C -104 above. 

b. Soil Testing and Design. Soil testing and designs shall meet all the criteria set out in
this Section C -104, as well as the following additional mandatory requirements: 

1) The minimum depth for test boring holes shall be 30 feet. 

2) The RLPE shall certify that the plans and specifications were designed using a 1
inch potential vertical rise. Potential vertical rise ( PVR) to be determined in

accordance with Test Method Tex - 124 -E, Rev. January 1, 1978 /December 1982, 
Texas State Department of Highways and Public Transportation, Materials and Test

Division, " Method for Determining the Potential Vertical Rise, PVR" ( a copy of
which is on file in the office of the City Secretary). For this purpose, the " dry " 
moisture condition ( from which little shrinkage is experienced, but where

volumetric swell potential is greatest) shall be used for each sample and test. 

3) The RLPE shall certify that the plans and specifications were designed assuming
water level rises to ground level for all hydrostatic and uplift pressure designs. 

c. Foundation, Basement Walls and Floors. Foundations shall meet all the criteria set out

in this Section C -104, as well as the following additional mandatory requirements: 

1) The entire foundation of the building and the walls and floor of the basement shall
be cast -in -place concrete. 

2) Shoring shall be required during any and all excavation. All shoring shall be
designed based on the recommendations of the RLGE and approved by the RLPE. 
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3) All foundation walls shall be designed to resist the earth pressures at -rest and to

resist full hydrostatic loading to ground surface. If the soil tests indicate the
presence of expansive soils, the walls shall be designed to resist lateral swelling
pressures also. 

4) Minimum wall and floor thickness shall be: Wall= 8 inches, Floor= 8 inches. 

5) Minimum reinforcement of all concrete shall be two layers of #4 grade 60 rebar

16 inches on center each way. 

6) Minimum concrete testing shall consist of testing each truck with 7 and 28 day
test breaks with an approval letter from the RLPE delivered to the office of the

building official and acknowledged by the same prior to continuing any further
construction. 

7) Minimum concrete strength shall be 3000 PSI at 28 days. 

8) Monolithic concrete placement is mandatory for all walls, wall to wall
connections and in floors. Wall to floor connections may be monolithic or
segmented. 

d. Drainage. Foundation drainage plans, outside and inside of a basement, shall include

the following minimum requirements: 

1) Drains shall be provided around all concrete foundations that retain earth and
enclose habitable or usable spaces located below grade. Gravel or crushed stone

drains, perforated pipe or other approved systems or materials shall be installed at

or below the area to be protected and shall discharge by gravity or mechanical
means into an approved drainage system. Gravel or crushed stone drains shall

extend at least 1 foot (305 mm) beyond the outside edge of the footing and 6 inches
152 mm) above the top of the footing and be covered with a commercial grade

filter cloth Type A woven or non - woven, non -bio degradable plastic yarn meeting
at a minimum all of the following ASTM Standards: Grab tensile strength ( ASTM
D 1682 @ 90 lbs. min.; Burst strength ( ASTM D 751) @ 100 psi min.; Equivalent
opening size ( OES) @ 40 min., 100 Max. Perforated pipe shall be covered with the
above filter membrane material and placed on a minimum of 2 inches ( 51 mm) of

washed gravel or crushed rock at least one sieve size larger than the pipe opening
or perforation and covered with not less than 6 inches ( 152 mm) of the same

material. There must be a granular drainage layer beneath the floor slab. 

2) Separate sump pumps for outside and inside the basement which shall be a
minimum of 1/ 4- horsepower sump pumps. The sump pumps shall be rated at four
times the estimated seepage rate and shall discharge away from the building to the
public storm sewer system. The drainage systems shall be provided with a positive

means of preventing backflow. Pumps shall be accessible for removal and
maintenance. 

3) Emergency power supply for sump pumps shall be provided. Natural Gas or LP
Gas ( 10 gallon storage maximum) systems allowed, no battery systems shall be
allowed. Systems shall be located outside, not in basement area. 

e. Waterproofing. Waterproofing shall include the following minimum requirements: 
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1) The entire exterior basement walls shall be covered with waterproofing materials
designed for below grade /soil contact that will withstand the stated hydraulic

pressures per the soil report. 

2) The exterior wall waterproofing shall be protected with a protection board of
extruded polystyrene or equal non -bio degradable product. 

f. Mechanical, Electrical or Plumbing. Mechanical, electrical or plumbing equipment
shall meet all the requirements set out in Section 18 -67 of the City's Buildings and
Development ordinances as well as the following additional requirements: 

1) Minimum height above finished floor of the basement for the base of any such
equipment shall be eighteen ( 18) inches. 

2) Gas fired appliances shall not be allowed inside any basement. 

3) Conditioned space ( e. g. air/heat) shall be at the discretion of the owner. 

4) Access to basement shall be by stairway. Trap door access shall not be permitted. 

Addition shown by underline; deletion shown by strike -out) 
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Table 7-4b: Buildings  

General Rule: Every structure must conform to the applicable 
regulations shown, by District, in this table.("N/A" means the rule 

does not apply.) Exceptions/Special Rules: (1) See special rules noted 
in table. (2) See Article 9 regarding Planned Development Districts.  

Item  Regulation  SF-1  SF-2  SF-3  TH  GR-1  GR-2  C  TCC  

Dwelling units  

Maximum 
number per 
building site  
   

One, plus one 
accessory 

quarters (AQ)  

17.5 per 
acre. See 

Note 9  
Two  

24 per 
acre.  

See Uses 
table and 

Art. 9  
N/A  

Framed area, all 
buildings on a 
building site  

Maximum area 
as a 

percentage of 
building site 

area  

80%  100% See Note 4.  N/A  

Length or 
width, any 

building  

Maximum 
horizontal 
dimension  

N/A  130 feet. See Note 3.  N/A  

Exterior 
materials, any 
building.  
   

Type  N/A  
Must be of equal grade and quality, all sides. See 

Section 8-104.  

Separation of 
DUs  

Fire-rated wall  N/A  
A four-hour fire wall, or its equivalent, 
must separate adjoining dwelling units. 

See Notes 3 and 5.  
N/A  

SF privacy 
protection  

See Note 8.  N/A  Applies.  N/A  

Accessory 
buildings  

See Article 10 
regarding 

Maximum 
number per 
building site  
   

Three  N/A  



garage space.  
Height, 

maximum  
25 ft.  

35 ft. See 
Note 2.  

35 ft. See 
Notes 12 
and 13.  

Principal 
buildings  

See Article 10 
regarding 

garage space.  

Stories, 
maximum  

Two and one-
half.  

Three.  See Note 6.  N/A  Two  

Height, 
maximum  
   

35 feet; 25 feet in rear yard. See Note 1.  
35 ft. See 
Note 2.  

35 ft. See 
Notes 12 
and 13.  

Minimum gross 
floor area  
   

1,400 square 
feet, if used for 

residential 
purposes  

1,200 sq. 
ft., each 

DU.  

750 sq. ft, 
each DU  

1,400 sq. ft.  

Width, 
minimum  
   
   

N/A  
16 ft., each 

DU.  

N/A But see 
QMDS 

Schedule.  
N/A  

Height and 
screening of 

rooftop 
mechanical 
equipment  

See Note 11  N/A  Applies - 

  

Note 1. Antennas and Chimneys. Roof-mounted radio or television antennas on a principal building 
in a residential district may project up to four feet above the roof. The maximum height of 
chimneys attached to a principal building is the greater of 35 feet or four feet above the roof.  

Note 2. Height In C District. In the C District, no part of any structure (except a fence) may be higher 
than the horizontal distance from that part to the nearest part of an SF District.  

Note 3. Building Detail, TH, PDD-TH and GR Districts. To separate buildings, there must be open 
area at least five feet wide maintained so that firefighters with hoses could pass through.  

Note 4. Framed Area In QMDS. Allowed square footage for a given building site is calculated by 
multiplying the allowable percentage by (a) the building site's area plus (b) an allocated part of 
any common use areas in the same QMDS (e.g., access easements, private streets, alleys, 
reserves, etc. that are not part of a building site). The allocated part is proportional to the 
building site's area divided by the area of all building sites in the same QMDS.  



Note 5. Building Code. Separation requirements are in addition to other requirements of building 
codes and other ordinances. See Code of Ordinances.  

Table 7-4b, cont.  

General Rule: Every structure must conform to the applicable 
regulations shown, by District, in this table.("N/A" means the rule does 

not apply.) Exceptions/Special Rules: (1) See special rules noted in table. 
(2) See Article 9 regarding Planned Development Districts.  

Item  Regulation  
PDD-
SF1  

PDD-
SF2  

PDD-
TH1  

PDD-TH2  
PDD-
TH4  

PDD-
TH5  

PDD-
TH7  

PDD-C1  

Dwelling units  
Maximum 

number per 
building site  

One, plus 
one AQ  

17.5 per acre. See Note 9.  
One plus 
one AQ  

Framed area, 
all buildings 
on a building 

site  

Maximum 
area as a 

percentage of 
building site 

area  

80%  
100%. 

See 
Note 4.  

100% for all 
dwelling types 
other than TH; 
125% for TH. 
See Note 4.  

100%. See Note 4.  N/A  

Length or 
width, any 

building  

Maximum 
horizontal 
dimension  

N/A  130 feet. See Note 3.  N/A  

Exterior 
materials, any 

building.  
Type  N/A  

Must be of equal grade and quality, all sides. See Section 
8-104.  

Separation of 
DU's  

Fire-rated 
wall  

N/A  
A four-hour firewall, or its equivalent, must separate 

adjoining dwelling units. See Notes 3 and 5. See also Note 
10 (PDD-TH7 only)  

SF privacy 
protection  

See Note 8.  N/A  
Applies. See Note 8. See also Note 10 (PDD-TH7 

only)  
N/A  

Accessory 
buildings  

See Article 10 
regarding 

garage space.  

Maximum 
number per 
building site  

N/A  3  N/A  

Height, 25 ft.  35 ft. 
See Note 



maximum  2.  

Principal 
buildings  

Stories, 
maximum  

2 and one-
half  

3  N/A  

Height, 
maximum, in 

feet  

35, 25 in 
rear yard. 
See Note 1  

35. See Notes 1 and 7.  35  

Minimum 
gross floor 

area, square 
feet  

1,400 each 
DU  

1,200 each DU  
1,600 
each 
DU  

1,300  

 

Width, feet 
(min,), 

outside to 
outside  

N/A  16, each DU  N/A  

Height and 
screening of 

rooftop 
mechanical 
equipment  

See Note 11.  N/A  Applies  

  

Note 6. Height in GR-1, GR-2. Principal buildings in GR-1 or GR-2 Districts may be three stories 
high, but subject to the lower height limits prescribed for projecting spaces. See Table 7-2, Note 
7.  

Note 7. Certain Projecting Buildings . Special height rules apply to buildings projecting into yards. 
See Tables 7-2 and 7-6.  

Note 8. SF privacy protection . On a building site where this applies, there may not be a direct sight 
line from any "third-floor viewpoint" to any point in an "SF privacy zone." A "third-floor viewpoint" 
is any viewpoint on a "third-floor area" at eye level (six feet) or lower. A "third-floor area" is any 
floored area (indoors or outdoors) where the floor is 18 feet or higher. The "SF privacy zone" 
includes every point: (i) within 100 feet of the third floor viewpoint in question, (ii) on a building 
site in an SF District, and (iii) below 20 feet in height. See Figure SFP.  

Note 9. Calculation of DU's Per Acre . In a QMDS only, the total number of DU's is divided by the 
total acreage of the QMDS to calculate the number of DU's per acre.  

Note 10. Spacing of Dwelling Units in PDD-TH7 . Except where dwelling units are separated by 
common walls, the minimum distance between dwelling units shall be as follows: (i) No part of 
any dwelling unit may be closer than five feet to another dwelling unit. (ii) No window may be 



closer than 50 feet to a facing window to living space in another dwelling unit. (iii) Neither eaves 
nor balconies may be closer than 40 feet to a facing window to living space in another dwelling 
unit. (iv) Neither windows to living space nor balconies may be closer than 20 feet to any facing 
wall of another dwelling unit.  

Note 11. Rooftop Mechanical Equipment. In the C, TCC and PDD-C1 districts, any rooftop 
mechanical equipment, whether new or replacement equipment, shall be accommodated within 
the maximum building height limit and shall be fully screened from off-site and street area views 
through design and materials consistent with the overall design and colors of the principal 
building. This may include use of sloped roofs, a low parapet wall or other architectural 
elements that conceal flat roof areas where mechanical equipment is mounted, provided that all 
such building features comply with and do not project above the maximum building height limit.  

Note 12. Building Placement and Maximum Height in TCC. In TCC, the following height restriction 
shall apply: (i) Principal buildings shall be located in the front 60 feet of the building site and 
shall be limited to 2 stories and 35 feet in height, including any rooftop mechanical equipment. 
(ii) Accessory structures shall be located in the rear 70 feet of the building site and shall be 
limited to 35 feet in height, including any rooftop mechanical equipment. (iii) Any rooftop 
mechanical equipment, whether new or replacement, shall be fully screened from off-site and 
street area views through design and materials consistent with the overall design and colors of 
the principal building. This may include use of sloped roofs, a low parapet wall or other 
architectural elements that conceal flat roof areas where mechanical equipment is mounted, 
provided that all such building features comply with and do not project above the maximum 
building height limit.  

Note 13. Street Level Orientation in TCC. In TCC, the first floor of all buildings shall be at grade level. 
Elevated structures with open areas or parking below the second floor are not permitted. 



 
 
 
 
 

Agenda Item #4 
 



 

       Zoning & Planning Commission 
Municipal Building 3800 University Blvd  

Meeting Minutes 

June 14, 2018 

MEMBERS PRESENT: Richard Wilson, John Cutrer, Mac Jensen, Michael 
McEnany, Pete Johnston, Mimi Tsai and Brian Brantley 

 
STAFF PRESENT: Martye Kendrick, Legal Counsel, Debbie Scarcella, 

City Planner and Josie M. Hayes, Public Works 
Administrative Coordinator 

 
GUEST: Bruce Watkins, Alida Drewes, Robert Grossman, Eddie 

Matthews and Susan Kasper 
 

1. Notices, Rules, Etc. Richard Wilson; Chairman, called the meeting to order at 6:15 pm, 
and asked commission members and staff to introduce themselves. Richard Wilson asked 
staff to confirm that appropriate notices were given. Josie Hayes stated notices were 
posted per state and local laws.  
 

2. Public Comments. This was an opportunity for citizens to speak to ZPC relating to 
agenda and non-agenda items. 
 
Comments were made by: 

 
Bruce Watkins, 4220 Ruskin St. 
Alida Drewes, 6112 Fordham St. 
Robert Grossman, 4103 Ruskin St. 
Eddie Matthews, 5906 Fordham St. 
Susan Kasper, 4127 Cason St. 
 

3. Rezoning Request for Lots 1-4, Block 25 of Collegeview Section One. Staff gave ZPC 
the status of the application and discussed the upcoming dates on which the public 
hearing could be rescheduled. 
 

4. Fence-like Hedges. There was discussion regarding amending the ordinance to prohibit 
all fence-like hedges in front yards.  A sunset period of three years was discussed for 
existing hedges.  The commission discussed the possibility of adding a section which 
would authorize a special exception for existing sites based on limited height and 
neighbor acquiescence, but decided not to include that provision.  The ZPC requested 
staff to make corrections and return with a clean proposal. 



 

 
5. Balconies and Front Porches. There was discussion regarding provisions to amend the 

ordinance regarding projecting porches in the front yard setback.  The provisions would 
add a definition of a porch and a definition of a balcony.  The provisions would prohibit 
balconies on top of a porch and would require a guard to be open with rails and balusters 
and no solid half-walls.  Staff will prepare a clean copy for the next meeting. 
 

6. Townhomes. There was discussion regarding matters related to townhome districts, 
including additional protections for single family detached homes in or adjacent to 
townhome districts. Staff prepared a chart of all single family lots and a chart of all of the 
townhome developments along Bellaire/Holcombe, or in the PDD-TH1 District.  There 
are approximately 15 single family lots located within the district.  All but three are 
originally constructed houses built from 1937 to 1955.  Most of the lots could support 
only two townhomes.  There are three large lots that could support four-to-five units 
each.  The majority of the lots will have a side yard abutting single family sites.  The ZPC 
requested staff to bring back information on all buffering requirements currently 
applicable to the district and to evaluate whether any additional requirements are 
advisable.    
 

7. Outdoor Lighting.  There was discussion regarding the different ways that lighting can 
affect neighboring properties:  bright single lamps directed outward, diffused lighting that 
reflects, and aggregate lighting that is too bright.   There is also some concern about 
landscape lighting, moonlighting and security lighting that isn’t addressed by the 
ordinance.  A ZPC member will develop a presentation on different fixtures and staff will 
bring back ordinance examples from other cities.   
 

8. Minutes. The commission reviewed the minutes of the meeting held on May 10, 2018. 
Richard Wilson made a motion to approve the meeting minutes as amended. Second by 
John Cutrer. Motion carried.  

 
 [Adjournment]  
 
Mimi Tsai made a motion to adjourn.  Second by John Cutrer. Motion carried.  Meeting 
adjourned at 8:30 p.m. 
 
PASSED THIS   DAY OF__________________, 2018. 
 
      
Presiding Officer 
    
ATTEST:         
Mrs. Josie M. Hayes, Public Works Administrative Coordinator 
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